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1. Introduction 

1.1 PURPOSE OF THE INITIAL STUDY 

The City of Westminster is proposing to adopt a Specific Plan, general plan amendment, and zone change 
(proposed project) that would amend the existing land use designations on an approximately 20-acre area of 
the City. All “projects” within the State of California are required to undergo an environmental review to 
determine the environmental impacts associated with implementation of the project in accordance with the 
California Environmental Quality Act (CEQA; Public Resources Code §§ 21000 et seq.). CEQA was enacted 
in 1970 by the California Legislature to disclose to decision makers and the public the significant 
environmental effects of proposed activities and to identify ways to avoid or reduce the environmental effects 
by requiring implementation of feasible alternatives or mitigation measures. CEQA applies to all California 
government agencies at all levels, including local, regional, and state agencies, boards, commissions, and 
special districts. The City of Westminster, as lead agency, is required to conduct an environmental review to 
analyze the potential environmental effects associated with the proposed project. 

The findings in this Initial Study (IS) have determined that an Environmental Impact Report (EIR) is the 
appropriate level of environmental documentation for evaluation of the proposed project. The EIR will be 
prepared by the City and will include information necessary for agencies to meet statutory responsibilities 
related to the proposed project. State and local agencies will use the EIR when considering any permit or 
other approvals necessary to implement the project. A preliminary list of the environmental topics the City 
has identified for study in the EIR is provided in the IS Checklist (Chapter 3).  

1.2 PROJECT SUMMARY 

The proposed project consists of the Moran Street Specific Plan, which establishes new general plan land 
use designations, zoning, and development standards to allow for the development of a mix of land uses—
including retail, office, hotel, residential and parking—on a 20-acre site.  

A specific plan is a regulatory tool that local governments use to guide development in a localized area and 
to systematically implement the general plan. Moran Street Specific Plan, to be adopted by ordinance, 
establishes policy that will guide the redevelopment of the 20-acre site.  

This specific plan is intended as a more detailed development plan than the general plan. In compliance with 
state law (Government Code § 65450 et seq.), the Moran Street Specific Plan includes the following 
information: (1) the distribution, location, and extent of land uses; (2) the distribution, location, and extent 
and intensity of major components of public and private transportation, sewage, water, drainage, solid waste 
disposal, energy, and other essential facilities within the project area and required to support the land uses 
described in the plan; (3) standards and criteria by which development will proceed; (4) a program of 
implementation measures, including regulations, programs, public works projects, and financing measures 
necessary to carry out the project; and (5) a statement of the relationship of the Specific Plan to the adopted 
general plan. The Specific Plan document establishes a framework for the development and guides land use 
decisions by property owners, builders, City staff, and decision makers.  
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The project also includes: (1) a general plan amendment to change the existing Commercial-General 
designation to Planned Development, and (2) a zone change to change the existing Commercial-Industrial 
(C-M), General Business (C-2), Light Industrial (M-1), and Residential (R-5) to Specific Plan. 

1.2.1 Project Objectives 

The Specific Plan would implement the objectives and policies of the City’s general plan, redevelopment 
strategy, and other applicable planning programs. The following objectives have been established for the 
Moran Street Specific Plan project and will help the public, agencies, and decision makers in their review of 
the project alternatives and associated environmental impacts:  

 Create a cultural activity center and tourist destination; 

 Encourage a diverse mix of uses; 

 Minimize conflicts between pedestrians and vehicles; 

 Provide an adequate supply of parking spaces that are easily accessible; 

 Incorporate gathering spaces, plazas, and public amenities as prominent features of new 
development. 

 



 
 

Moran Street Specific Plan Initial Study City of Westminster  Page 3 

2. Environmental Setting and Project Description 

2.1 PROJECT LOCATION 

The proposed project is located in the western portion of the City of Westminster in western Orange County 
(see Figure 1, Regional Location). Westminster is bordered by Seal Beach to the west, Garden Grove to the 
north and east, and Huntington Beach and Fountain Valley to the south. Major roadways in the area include 
Bolsa Avenue to the north, Magnolia Street to the west, Edinger Avenue to the south, and Brookhurst Street 
to the east. The San Diego Freeway (Interstate 405) is approximately 1.5 miles southwest, and the Garden 
Grove Freeway (State Route 22) is 1.5 miles north (see Figure 2, Local Vicinity).  

The Specific Plan area encompasses approximately 20 acres, bounded by Bolsa Avenue to the north, 
Bishop Place to the south, retail/light industrial uses to the west, and residential to the east. Figure 3, Land 
Use Map, shows the proposed project site boundaries.  

2.2 PHYSICAL ENVIRONMENTAL SETTING 

The project site is in the Little Saigon Community Planning Area (CPA) (Westminster General Plan 1996). 
Little Saigon is a dynamic cultural enclave and home to the country’s most concentrated population of 
Vietnamese residents and business owners. Over the past 30 years, the Little Saigon district in Westminster 
has evolved into the social center for the Vietnamese community and a distinctive tourist destination that 
draws visitors from across the country. Properties along Bolsa Avenue in the general vicinity of Moran Street 
and the Asian Garden Mall are widely regarded as the heart of Little Saigon. 

2.2.1 Existing Conditions 

Land Use 

The Specific Plan area encompasses 25 parcels with multiple owners and consists of retail, light industrial, 
medical, public facility, and residential uses. Existing land uses along the west side of Moran Street include: 
bakery/café; restaurants; grocery; small retail such as garden, fabric, and cabinet stores; medical office; a 
fire station (Orange County Fire Authority Fire Station No. 66); and a significant number of auto 
repair/maintenance shops. Existing land uses along the east side of Moran Street include: bakery/café, small 
retail, and Saigon Villas active adult community (144 condominiums, age restricted to 55 and older). The 
Asian Garden Mall is surrounded on three sides by surface parking and is located between Bolsa Avenue on 
the north and Bishop Place to the south. Existing land uses are shown in Figures 4a and 4b, Site 
Photographs. Approximately 298,730 square feet of commercial retail building space currently exists on the 
project site (including the approximately 135,700-square-foot Asian Garden Mall).  

Circulation and Parking 

Bolsa Avenue is a major six-lane, east–west roadway, providing the main access to the project site from the 
local community and the surrounding neighborhoods. Bishop Place provides access along the southern 
boundary of the project site. Moran Street and the Asian Garden Mall drive aisle through the parking lot are 
the two main north–south connections between Bolsa Avenue and Bishop Place within the project site. East–
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west vehicle circulation is provided along Plaza Way—currently located on private property—approximately 
midblock on Moran Street. Offsite pedestrian access is provided along the northern boundary of the project 
site. Within the project site, pedestrian walkways and sidewalks are very limited and sometimes nonexistent 
along Moran Street. Areas with sidewalks and pedestrian walkways include Bolsa Avenue, Bishop Place, and 
areas adjacent to the Asian Garden Mall.  

Individual parking lots are located in front of or between buildings. Moran Street has limited designated 
parking spaces; the largest parking lot is behind the Asian Garden Mall. 

2.2.2 Surrounding Land Use 

Surrounding land uses include (see Figure 3):  

 North: across Bolsa Avenue is the Asian Village shopping center with restaurants, retail stores, 
service centers, offices, and a supermarket. 

 East: Bolsa Verde Estates Mobile Home Park. A six-foot-high block wall separates the mobile homes 
from the project site. 

 South: single-family residential uses along Coronet Avenue. These homes back up to Bishop Place 
and are separated from the street by a six-foot-high block wall. 

 West: retail/light industrial businesses along both sides of Weststate Street; uses include small retail, 
restaurant, bakery/café, and several auto repair/maintenance shops. The alley behind the 
businesses on the east side of Weststate Street is directly adjacent to the project site; the northeast 
parcel has no alley. 

2.3 PROJECT DESCRIPTION 

The proposed project consists of the Moran Street Specific Plan, which establishes development standards 
for proposed retail, office, hotel, residential, and parking uses on the 20-acre site. The project also includes a 
general plan amendment and zone change (see Section 2.5). 

2.3.1 Mixed-Use Planning Concept 

The provisions of the Moran Street Specific Plan provide flexibility in the land uses that are permitted in the 
project site, allowing uses to change over time depending on market conditions. An example would be that 
the Specific Plan could accommodate commercial uses in the short term and transition to higher intensity 
uses in the future without a Specific Plan amendment. Land uses and land use regulations in the Specific 
Plan have been structured to accommodate a variety of land uses, which can be applied horizontally (on 
individual properties) or vertically (on multiple stories of a building). 

As shown in Figure 5, Project Site with Planning Areas, the proposed Specific Plan area is divided into five 
planning areas. The Specific Plan would allow a mixed-use development concept consisting of retail, office, 
hotel, residential, and surface and structured parking. The boundaries of the planning areas are approximate 
and generally follow streets and property lines. Minor changes in boundary alignment and location are 
permissible with approval by the Community Development Director. However, the intended character of each 
planning area must be maintained and is discussed in more detail in Section 2.3.2. 
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Site Photographs

Entrance to the Asian Garden Mall off of Bolsa Avenue.

Auto shops along Moran Street.
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Site Photographs

Moran Street looking north from Bishop Place, showing the lack 
of curb, gutter, and sidewalks in this area.

Parking for Asian Garden Mall north of Bishop Place.
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Although the proposed conceptual development plan includes retail, office, hotel, residential, and surface 
and structured parking, these assumptions are only one example of a development concept that could be 
developed through the provisions of this Specific Plan and are not meant to limit the amount of development 
that is permitted on individual parcels. Actual development intensity would be controlled through use of a 
vehicle trip cap consistent with the proposed zoning. Additional CEQA review may be required if 
development assumptions change in the future consistent with Section 15162 of the CEQA Guidelines. 

Relationship between Land Use and Traffic 

The City is concurrently preparing a traffic analysis that will determine the maximum average daily trips (ADT) 
that can be supported on the surrounding street system. This trip threshold will serve as one of the primary 
controlling factors of the Specific Plan. Any combination or mix of uses may be developed under the 
provisions of the Specific Plan so long as the maximum ADT identified for the Specific Plan site are not 
exceeded.  

While ADT will serve as the primary threshold measurement for future development in the Specific Plan area, 
AM and PM peak hour trip generation will also be evaluated at the time of project submittal for individual 
development to ensure no additional impacts occur at these peak travel times. This concurrent analysis of 
AM and PM peak trips is also necessary if a development is large enough to trigger a congestion 
management program traffic impact analysis; analysis of the AM and PM peak trips will satisfy the county's 
congestion management program requirements.  

Any future changes to the total dwelling units and nonresidential square footage identified in the Specific 
Plan that would cause the trip thresholds to be exceeded would be required to conduct additional traffic 
analysis. Development intensity would be controlled through use of a vehicle trip cap consistent with the 
proposed zoning. ADT for each new land use type would be used to track the thresholds as defined in the 
Specific Plan. The AM and PM peak hour trip generation analysis would then be used during the analysis 
process to track project-specific impacts. 

2.3.2 Project Characteristics 

The Moran Street Specific Plan divides the 20-acre project site into five planning areas based on the location 
of uses: 

 Planning Area A: Asian Garden Mall. Primary retail and entertainment uses centered around the 
existing Asian Garden Mall. The mall occupies the northern half of planning area A with an existing 
one-way private drive, referred to as Asian Garden Mall Drive, located on its east side. Asian Garden 
Mall Drive will become an expanded access drive with sidewalks on both sides, decorative lighting, 
landscaping, benches, kiosk spaces, and other pedestrian amenities. As new development occurs, 
buildings should be located adjacent to and oriented toward the street to create areas of pedestrian 
activity. 

 Asian Garden Mall. Under the Specific Plan design concept, the approximately 135,700-
square-foot Asian Garden Mall building would remain in its current configuration and size. 
The eastern facade of the Asian Garden Mall may be retrofitted to provide direct pedestrian 
access to mall shops from the Asian Garden Mall Drive (new street). Installation of new 
doors and windows would provide increased pedestrian activity on the east side of the 
building. 



 
2. Environmental Setting and Project Description 
 

Page 18  The Planning Center April 2010 

 Asian Garden Mall Plaza. This plaza is anticipated to consist of a 0.6-acre public open space 
north of Asian Garden Mall, replacing the surface parking lot located between the Mall and 
Bolsa Avenue. The plaza would be the central public gathering space for the Moran Street 
Specific Plan area and a focal point for activity. The plaza would provide areas for outdoor 
seating and special events and encourage social gathering. The design of outdoor furniture, 
landscaping, wayfinding signs, lighting, special paving, and artwork would be coordinated 
with the theme of adjacent development. 

 Parking Facility. Due to the demand for additional parking in the area, and to accommodate 
the increase in vehicular trips associated with the proposed increased development 
throughout the Specific Plan area, the Specific Plan would allow a freestanding parking 
structure. Nonresidential land uses would be allowed to participate in shared parking within 
the structure. Other surface parking would be provided in close proximity to those 
businesses further from the structure, such as near Moran Street and Bolsa Avenue. The 
parking structure types permitted by the Specific Plan include: 

▪ Parking Structure (Exposed). An aboveground parking structure that is fully or 
partially exposed to the front street on the ground level. 

▪ Parking Structure (Wrapped Ground Level). An aboveground parking structure 
where nonparking uses are integrated into the ground level of the building along 
the parcel’s entire street frontage. The parking structure may be exposed to the 
building’s street frontage on upper levels. 

▪ Parking Structure (Wrapped All Levels). An aboveground parking structure where 
nonparking uses are integrated into all levels of the building along the parcel’s 
entire street frontage. The parking structure is totally hidden behind nonparking 
uses. 

▪ Parking Structure (Partially Subterranean). A parking structure built below the main 
building mass and partially underground. The parking podium may project above 
the sidewalk or average finished grade by a maximum of 5 feet. 

▪ Parking Structure (Subterranean). A fully underground parking structure not visible 
from the street. 

 Planning Area B: Moran Street North. Northern transitional area between the retail and entertainment 
uses in Planning Area A and the residential uses in Planning Area E. Would permit the development 
of a hotel (with a maximum height of 80 feet) and mix of residential and retail uses. 

 Bolsa Avenue/Asian Garden Mall Drive and Bolsa Avenue/Moran Street intersections would 
function as the primary gateways into the Specific Plan area. Buildings at these two corners 
would be placed adjacent to and oriented toward the street. The two-way private drive along 
the southern edge of Planning Area B would be widened to provide a vehicular and 
pedestrian connection from Moran Street to Asian Garden Mall Drive. This street, Plaza Way, 
would have expanded sidewalks on both sides, providing space for decorative lighting, 
landscaping, and street trees. As new development occurs, buildings would be placed 
adjacent to and oriented toward the streets that surround it, including the north side of Plaza 
Way. 
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 Planning Areas B and C combined would allow up to 215 multifamily units as part of the 
mixed-use development. 

 Planning Area C: Moran Street South. Southern transitional area between the retail and 
entertainment uses in Planning Area A and the residential uses in Planning Area E. Would include a 
mix of retail and residential uses in mixed-use buildings placed adjacent to and oriented toward the 
streets that surround it, including the south side of Plaza Way. 

 Planning Area D: Moran Street East. Would include a mix of retail and office uses with buildings 
placed adjacent to and oriented toward Moran Street. The intersection of Bolsa Avenue and Moran 
Street would function as a primary gateway into the Specific Plan area. 

 Planning Area E: Saigon Villas. Existing residential is a 4 ½-story, 144-unit, age-restricted (55 plus) 
condominium development.  

For purposes of CEQA review, a development concept has been prepared to illustrate the types of uses that 
could be developed pursuant to the Specific Plan. As shown in Table 1, this development concept would 
allow for the development of 313,680 square feet, including 275,280 square feet of retail, restaurant, and 
entertainment; 38,400 square feet of office space; and 359 residential units within the 20-acre site. Two major 
components of the Specific Plan include land uses that were recently constructed on the site and are not 
likely to change in the near future: the Asian Garden Mall, and the Saigon Villas. Although the proposed 
Specific Plan project site consists of a total of 20 acres, only 16 acres of the site would likely be redeveloped 
with new land uses for the foreseeable future.  

 
Table 1  

Specific Plan Summary 

Planning Area 
Total 
Acres 

Retail  
(Square Feet) 

Office  
(Square Feet) 

Hotel 
(Rooms) 

Residential 
(Units) 

A - Asian Garden Mall (includes 0.6 ac. plaza and 
parking structure) 

4.8 135,680 C - - 

B - Moran Street (North of Plaza Way)  
(includes hotel, retail, and residential) 

3.6 

46,000 
(including 

20,000 
Banquet) 

16,000 120 150 

C - Moran Street (South of Plaza Way) 
(includes retail and residential) 

2.4 40,000 - - 65 

D – Moran Street (East of Moran Street) (includes 
retail and office) 

1.8 33,600 22,400 - - 

E – Saigon Villas 4.0 - - - 144 

Roads/sidewalks 3.5     
Total 20 275,280 38,400 120 359 

 

The 4.0-acre Saigon Villas is included within the project site boundary and is part of the proposed general 
plan amendment and zone change, but it is assumed it will not be redeveloped as part of the proposed 
development concept. This parcel is the northeast corner of Bishop Place and Moran Street (identified in the 
Specific Plan as Planning Area E) and would remain in its current physical condition. For the purpose of the 
CEQA analysis it is included as an existing land use, not a new land use.  
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The Asian Garden Mall is also included within the project site boundary and is part of the proposed general 
plan amendment and zone change. The existing 135,680-square-foot building would remain onsite and it is 
assumed it will not be redeveloped as part of the proposed development concept. This building is on the 
western edge of the site in the northern part of Planning Area A and would remain in its current physical 
condition. For the purpose of the CEQA analysis it is included as an existing land use, not a new land use. 

Table 1 land use assumptions for a mix of retail and office square footage, hotel rooms, and residential units 
illustrated in this concept plan are analyzed in this Initial Study; however, these assumptions are only one 
example of a concept that could be developed through the provisions of the Specific Plan and are not meant 
to limit the amount of development that is permitted on individual parcels. Future development projects 
within the Specific Plan area may deviate from these uses and square footage assumptions provided that the 
thresholds for ADT are not exceeded. Table 2 shows the development assumptions, including increases 
from existing, for purposes of the EIR analysis.  

 
Table 2  

Proposed Net Development  

 Planning Area 

Existing Proposed Increase 

SF Units SF 
Hotel 

Rooms Units SF 
Hotel 

Rooms Units 
A - Asian Garden Mall  135,680 - 135,680 - - - - - 

B - Moran Street North  80,250 - 82,000 120 150 1,750 120 150 

C - Moran Street South 49,200 - 40,000 - 65 -9,200 - 65 

D – Moran Street East  33,600 - 56,000 - - 22,400 - - 

E – Saigon Villas - 144 - - 144 - - - 

Subtotal 298,730 144 313,680 120 359 14,950 120 215 
Notes: The land uses listed above are development assumptions for purposes of the CEQA analysis. Actual development intensity will be controlled 

through use of a vehicle trip cap consistent with the proposed zoning. Additional CEQA review may be required if development assumptions change 
in the future consistent with Section 15162 of the CEQA Guidelines. 

 

As shown in Table 2, the Specific Plan would allow for redevelopment of the existing industrial uses, resulting 
in an additional 14,950 square feet of nonresidential development, 120 hotel rooms, and an additional 215 
residential units.  

2.3.3 Circulation Plan 

The onsite traffic and pedestrian circulation system would be organized into public and private roadways and 
pedestrian walkways. Bolsa Avenue, Bishop Place, and Moran Street would be public roadways, and Asian 
Garden Mall Drive and Plaza Way would be private roadways. All streets would include a wide public realm 
(setback) that include a frontage zone between the building façade and the sidewalk for outdoor dining, 
plaza space, or landscaping, and a wide pedestrian zone for sidewalk. All streets would comply with the 
Americans with Disabilities Act regulations and Orange County Fire Authority (OCFA) standards. Private 
streets would be maintained by the property owner or through a property owner’s association.  

Public streets within the Specific Plan (SP) site include Bolsa Avenue (south side), Moran Street, Bishop 
Place (north side); private streets include Plaza Way vehicle and pedestrian connection between the east 
and west portions of the site, and Asian Garden Mall Drive (current drive aisle through the parking lot).  
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2.3.4 Project Phasing 

It is anticipated that redevelopment along the west side of Moran Street (primarily north of Plaza Way) will 
constitute the initial phase of redevelopment within the Specific Plan project development. Phase 2 would 
develop the central area of the site (Planning Area A – Asian Garden Mall), and Phase 3 would involve the 
remaining commercial uses (Planning Areas C and D) as properties in this area slowly change ownership 
over time. It is anticipated that completion of the latter two phases would take place as market conditions 
dictate. 

2.4 EXISTING GENERAL PLAN AND ZONING 

General Plan Land Use Designations  

General plan land use designations on the project site include Commercial-General and Planned 
Development (PD) (Westminster General Plan 1996). The Commercial-General designation provides for all 
facets of retail and wholesale commercial activity. Commercial uses within the PD designation may exceed 
this intensity so long as the applicant can demonstrate compliance with the performance standard goal 
provisions. 

The PD designation provides for mixed-use or single-use development based on performance standard 
goals. Each designated site has a goal that guides development potential as well as use type. FARs and 
density limits may be exceeded in the PD District so long as compliance with performance standard goal 
provisions is demonstrated. The performance standard goal requires a traffic analysis to ensure that the ADT 
for vehicular traffic do not adversely impact the City’s roadways. Projects that meet the minimum site area 
criteria in the zoning code but desire to develop according to the general plan development intensities for the 
site are required to process a zone change application.  

The site is also located within a CPA Overlay that “provides for the implementation of detailed urban design 
standards for defined areas within the City.” The Little Saigon CPA has special provisions related to the type 
and maximum square footage of uses, and allows for commercial and industrial uses; residential uses are 
not permitted on the west side of Moran Street. Uses such as a hotel complex, visitor center, cultural arts 
center, and educational/institutional center are desired within the CPA. 

Zoning designations  

Zoning designations for the project site include Commercial-Industrial (C-M), General Business (C-2), Light 
Industrial (M-1), and Residential (R-5). There is also a Parking (P) Overlay on the Saigon Villas parcel and a 
PD Overlay on the Asian Garden Mall parcels. 

 C-M zoning allows for office, restaurant, auto repair, and other similar uses and is predominantly 
designated on properties adjacent to Bolsa Avenue and Moran Streets.  Uses permitted in the C-M 
zone include a) all uses permitted in the C-2 zone, provided the property is developed as a planned 
unified shopping center, and b) all uses permitted in the M-1 zone, provided that if any portion of the 
property is developed for commercial uses not permitted by the M-1 zone, compatibility of 
commercial and industrial. The entire Asian Garden Mall, including the parking area adjacent to 
Bishop Place, is designated as C-M. The maximum building height is not permitted to exceed the 
width of the widest street it fronts if developed as a shopping center; otherwise, the height restriction 
is the same as M-1 (shopping center buildings that front Bolsa Avenue have a height limit of 120 
feet, buildings that front Moran Street and Bishop Place have a height limit of 60 feet). 
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 C-2 zoning allows for business and service retail, office, auto sales, and other similar uses. The 
northeast corner of Moran Street and Bolsa Avenue is designated C-2. The maximum building height 
is not permitted to exceed the width of the widest street it fronts (buildings that front Bolsa Avenue 
have a height limit of 120 feet, and those that face Moran Street 60 feet). 

 M-1 zoning allows auto repair, light manufacturing, and self-storage uses. The majority of properties 
on the west side of Moran Street are designated M-1. The maximum building height limit is two 
stories, and not to exceed 35 feet.  

 R-5 zoning allows for single-family, duplex, and condominium/townhome uses. The Saigon Villas 
project is zoned R-5 and is the only residential zoning on the project site. 

 The P District allows for residentially zoned properties to be used for open-air, temporary parking of 
automobiles, provided that the parking does not interfere with the full and complete use of adjacent 
areas for parking (Chapter 17.38 P Parking District). 

 The PD District is an overlay district. Notwithstanding any other provisions of the city municipal code, 
land zoned in any district may also be classified in the PD District to provide for site plan review and 
the grouping of compatible uses (Chapter 17.42 PD Planned Development District). 

2.5 CITY ACTION REQUIRED 

The discretionary actions necessary to implement the proposed project by the City of Westminster include 
the following. 

Moran Street Specific Plan 

As provided in California Government Code, Section 65450, the Moran Street Specific Plan has been 
prepared for the systematic implementation of the updated general plan. In accordance with Section 65450, 
a specific plan is a regulatory document that provides standards and criteria for the development of a 
particular geographic area. The Moran Street Specific Plan establishes the planning concept, design and 
development guidelines, administrative procedures, and implementation measures necessary to achieve the 
orderly and compatible development of the project site. It is also intended to maintain consistency with and 
carry out the goals, objectives, and policies of the City of Westminster General Plan. The proposed action is 
the adoption of the Moran Street Specific Plan, as authorized by Government Code, Title 7, Division 1, 
Chapter 3, Article 8, Sections 65450 through 65457. The provisions of the Specific Plan would supersede the 
provisions contained in the Westminster Zoning Ordinance.  

General Plan Amendment 

To implement the proposed project, a general plan amendment would designate the entire site as Planned 
Development. Current general plan land use designations on the project site include Commercial-General 
and Planned Development (see Figure 6, General Plan Land Use Designations). The project would change 
the Commercial-General designations to Planned Development and update the existing Planned 
Development designation to reflect new performance standards (includes update to maximum vehicle trips 
and methodology using the revised square footage and permitted uses), and to permit residential land uses. 

Additionally, the Little Saigon CPA would be revised to reflect new acreages, establish trip generation 
thresholds, and permit a mix of uses including residential. 
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Zone Change 

The project site is currently zoned Commercial-Industrial (C-M) some with a PD overlay, General Business 
(C-2), Light Industrial (M-1), and Residential (R-5 [19–24 dwelling units/acre]) with a Parking Overlay. The 
proposed project would change these zones to Specific Plan (SP) (see Figure 7, Zoning Designations). 
Parking and PD overlay zones would also be eliminated with the SP zoning. 

The SP designation is established to provide a zone for property that is subject to a specific plan adopted in 
accordance with the provisions of the California Government Code and the zoning ordinance. The zone 
recognizes the detailed and unique nature of specific plans and the need to ensure that development 
conforms to the uses, development standards, and procedures contained in specific plans. The SP zone 
may be established for an area concurrently or following the adoption of a specific plan. 

The Specific Plan would be adopted by ordinance and the zoning map would be amended to reclassify the 
area as a Specific Plan. The provisions of the PD overlays appropriate for the Specific Plan site have been 
incorporated into the Specific Plan; therefore, this overlay designation would be removed. The Parking 
District would also be eliminated because it currently allows for a residentially zoned property to be used for 
open-air, temporary parking, and the development of Saigon Villas precludes this type of parking. 
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3. Environmental Checklist 

3.1 BACKGROUND 

 
1. Project Title: Moran Street Specific Plan 

 
2. Lead Agency Name and Address: 

City of Westminster 
Community Development Department – Planning Division 
8200 Westminster Boulevard 
Westminster, CA 92683 
 

3. Contact Person and Phone Number: 
Art Bashmakian, AICP, Planning Manager 
(714) 548-3247 
 

4. Project Location: The Moran Street Specific Plan project site is located within the City of Westminster in 
Orange County, California. The approximately 20-acre site is located on the south side of Bolsa Avenue 
between Magnolia and Brookhurst, in the heart of Little Saigon.  
 

5. Project Sponsor’s Name and Address: 
City of Westminster 
Community Development Department – Planning Division 
8200 Westminster Boulevard 
Westminster, CA 92683  
 

6. General Plan Designation: Commercial-General and Planned Development 
 

7. Zoning: Commercial-Industrial (C-M), General Business (C-2), Light Industrial (M-1), and Residential (R-5 
[19–24 dwelling units/acre]) 
 

8. Description of Project: The proposed project consists of the Moran Street Specific Plan and associated 
general plan amendment (GPA) and zone change (ZC). The Specific Plan would allow for the 
development of a mix of land uses consisting of retail, office, hotel, residential, and surface and 
structured parking. The GPA would change the Commercial-General designation to Planned 
Development. The ZC would change Commercial-Industrial (C-M), General Business (C-2), Light 
Industrial (M-1), and Residential (R-5 [19–24 dwelling units/acre]) to Specific Plan (SP) and eliminate the 
Planned Development (PD) and Parking Overlays. 
 

9. Surrounding Land Uses and Setting: North: Bolsa Avenue and Asian Village shopping center; South: 
Bishop Place and single-family residential; East: residential (mobile home park); West: retail/light 
industrial. Setting: The 20-acre Specific Plan site has 25 parcels with multiple owners. The site is fully 
developed and consists of retail, light industrial, medical, public facility, and residential uses: specifically, 
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bakery/café, restaurants, grocery, small retail, a significant number of auto repair/maintenance shops, a 
fire station, Saigon Villas active adult condominium community, and the Asian Garden Mall. 
 

10. Other Public Agencies Whose Approval Is Required (e.g., permits, financing approval, or 
participation agreement): 

 Santa Ana Regional Water Quality Control Board (MS-4 permit for Municipal Stormwater 
Permitting) 

 State Water Resources Control Board (General Construction Activity Stormwater Permit) 
 California Regional Water Quality Control Board (Permit for possible dewatering during 

construction; and National Pollutant Discharge Elimination System permit) 
 Orange County Flood Control Division (Review and approval of hydrology/drainage and storm 

drain facility plans) 
 South Coast Air Quality Management District (Construction-related air permits) 
 Orange County Fire Authority (emergency access approval) 
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3.2 ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED 

The environmental factors checked below would be potentially affected by this project, involving at least one 
impact that is a “Potentially Significant Impact,” as indicated by the checklist on the following pages.  

 Aesthetics  Agriculture and Forest Resources  Air Quality 
 Biological Resources  Cultural Resources  Geology and Soils 
 Greenhouse Gas Emissions  Hazards and Hazardous Materials   Hydrology and Water Quality  
 Land Use and Planning   Mineral Resources   Noise  
 Population and Housing   Public Services   Recreation  

 Transportation and Traffic   Utilities and Service Systems   
Mandatory Findings of 
Significance 

 

3.3 DETERMINATION  

On the basis of this initial evaluation: 

 I find that the proposed project COULD NOT have a significant effect on the environment, and a 
NEGATIVE DECLARATION will be prepared. 

 I find that although the proposed project could have a significant effect on the environment, there will 
not be a significant effect in this case because revisions in the project have been made by or agreed to by 
the project proponent. A MITIGATED NEGATIVE DECLARATION will be prepared. 

 I find that the proposed project MAY have a significant effect on the environment, and an 
ENVIRONMENTAL IMPACT REPORT is required. 

 I find that the proposed project MAY have a “potentially significant impact” or “potentially significant 
unless mitigated” impact on the environment, but at least one effect 1) has been adequately analyzed in an 
earlier document pursuant to applicable legal standards, and 2) has been addressed by mitigation measures 
based on the earlier analysis as described on attached sheets. An ENVIRONMENTAL IMPACT REPORT is 
required, but it must analyze only the effects that remain to be addressed. 

 I find that although the proposed project could have a significant effect on the environment, because 
all potentially significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE 
DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated pursuant to that 
earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that are imposed upon 
the proposed project, nothing further is required. 

 

   

Signature  Date 
   

   
Printed Name  For 
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3.4 EVALUATION OF ENVIRONMENTAL IMPACTS 

1) A brief explanation is required for all answers except “No Impact” answers that are adequately 
supported by the information sources a lead agency cites in the parentheses following each question. 
A “No Impact” answer is adequately supported if the referenced information sources show that the 
impact simply does not apply to projects like the one involved (e.g., the project falls outside a fault 
rupture zone). A “No Impact” answer should be explained where it is based on project-specific 
factors, as well as general standards (e.g., the project would not expose sensitive receptors to 
pollutants, based on a project-specific screening analysis). 

2) All answers must take account of the whole action involved, including off-site as well as on-site, 
cumulative as well as project-level, indirect as well as direct, and construction as well as operational 
impacts. 

3) Once the lead agency has determined that a particular physical impact may occur, then the checklist 
answers must indicate whether the impact is potentially significant, less than significant with 
mitigation, or less than significant. “Potentially Significant Impact” is appropriate if there is substantial 
evidence that an effect may be significant. If there are one or more “Potentially Significant Impact” 
entries when the determination is made, an EIR is required. 

4) “Negative Declaration: Less Than Significant With Mitigation Incorporated” applies where the 
incorporation of mitigation measures has reduced an effect from “Potentially Significant Impact” to a 
“Less Than Significant Impact.” The lead agency must describe the mitigation measures, and briefly 
explain how they reduce the effect to a less than significant level. 

5) Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an 
effect has been adequately analyzed in an earlier EIR or negative declaration. Section 15063(c)(3)(D). 
In this case, a brief discussion should identify the following: 

a) Earlier Analyses Used. Identify and state where they are available for review. 

b) Impacts Adequately Addressed. Identify which effects from the above checklist were within the 
scope of and adequately analyzed in an earlier document pursuant to applicable legal 
standards, and state whether such effects were addressed by mitigation measures based on the 
earlier analysis. 

c) Mitigation Measures. For effects that are “Less than Significant with Mitigation Measures 
Incorporated,” describe the mitigation measures which were incorporated or refined from the 
earlier document and the extent to which they address site-specific conditions for the project. 

6) Lead agencies are encouraged to incorporate into the checklist references to information sources for 
potential impacts (e.g., general plans, zoning ordinances). Reference to a previously prepared or 
outside document should, where appropriate, include a reference to the page or pages where the 
statement is substantiated. A source list should be attached, and other sources used or individuals 
contacted should be cited in the discussion. 

7) Supporting Information Sources: A source list should be attached, and other sources used or 
individuals contacted should be cited in the discussion. 

8) This is only a suggested form, and lead agencies are free to use different formats; however, lead 
agencies should normally address the questions from this checklist that are relevant to a project’s 
environmental effects in whatever format is selected. 

9) The explanation of each issue should identify the significance criteria or threshold, if any, used to 
evaluate each question; and the mitigation measure identified, if any, to reduce the impact to less 
than significant.  
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Issues  

Potentially 
Significant 

Impact 

Less Than 
Significant  

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

I. AESTHETICS. Would the project: 
a) Have a substantial adverse effect on a scenic vista?    X 
b) Substantially damage scenic resources, including, but not 

limited to, trees, rock outcroppings, and historic buildings 
within a state scenic highway? 

   X 

c) Substantially degrade the existing visual character or quality 
of the site and its surroundings?   X  

d) Create a new source of substantial light or glare which 
would adversely affect day or nighttime views in the area?   X  

II. AGRICULTURE AND FOREST RESOURCES. Would the project: 
 In determining whether impacts to agricultural resources are significant environmental effects, lead agencies may refer to the California 

Agricultural Land Evaluation and Site Assessment Model (1997) prepared by the California Dept. of Conservation as an optional model to use in 
assessing impacts on agriculture and farmland. In determining whether impacts to forest resources, including timberland, are significant 
environmental effects, lead agencies may refer to information compiled by the California Department of Forestry and Fire Protection regarding 
the state’s inventory of forest land, including the Forest and Range Assessment Project and the Forest Legacy Assessment project; and forest 
carbon measurement methodology provided in Forest Protocols adopted by the California Air Resources Board. 

a) Convert Prime Farmland, Unique Farmland, or Farmland of 
Statewide Importance (Farmland), as shown on the maps 
prepared pursuant to the Farmland Mapping and Monitoring 
Program of the California Resources Agency, to non-
agricultural use? 

   X 

b) Conflict with existing zoning for agricultural use, or a 
Williamson Act contract?    X 

c) Conflict with existing zoning for, or cause rezoning of, 
forest land (as defined in Public Resources Code section 
12220(g)), timberland (as defined by Public Resources 
Code section 4526), or timberland zoned Timberland 
Production (as defined by Government Code section 
51104(g))? 

   X 

d) Result in the loss of forest land or conversion of forest land 
to non-forest use?    X 

e) Involve other changes in the existing environment which, 
due to their location or nature, could result in conversion of 
Farmland, to non-agricultural use or conversion of forest 
land to non-forest use? 

   X 

III. AIR QUALITY. Would the project: 
a) Conflict with or obstruct implementation of the applicable 

air quality plan? X    
b) Violate any air quality standard or contribute substantially to 

an existing or projected air quality violation? X    
c) Conflict with existing zoning for, or cause rezoning of, 

forest land (as defined in Public Resources Code section 
12220(g)), timberland (as defined by Public Resources 
Code section 4526), or timberland zoned Timberland 
Production (as defined by Government Code section 
51104(g))? 

X    



 
3. Environmental Checklist 
 

Page 34  The Planning Center April 2010 

Issues  

Potentially 
Significant 

Impact 

Less Than 
Significant  

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 
d) Expose sensitive receptors to substantial pollutant 

concentrations? X    
e) Create objectionable odors affecting a substantial number 

of people?   X  

IV. BIOLOGICAL RESOURCES. Would the project: 
a) Have a substantial adverse effect, either directly or through 

habitat modifications, on any species identified as a 
candidate, sensitive, or special status species in local or 
regional plans, policies, or regulations, or by the California 
Department of Fish and Game or U.S. Fish and Wildlife 
Service? 

   X 

b) Have a substantial adverse effect on any riparian habitat or 
other sensitive natural community identified in local or 
regional plans, policies, regulations or by the California 
Department of Fish and Game or U.S. Fish and Wildlife 
Service? 

   X 

c) Have a substantial adverse effect on federally protected 
wetlands as defined by Section 404 of the Clean Water Act 
(including, but not limited to, marsh, vernal pool, coastal, 
etc.) through direct removal, filling, hydrological 
interruption, or other means? 

   X 

d) Interfere substantially with the movement of any native 
resident or migratory fish or wildlife species or with 
established native resident or migratory wildlife corridors, 
or impede the use of native wildlife nursery sites? 

   X 

e) Conflict with any local policies or ordinances protecting 
biological resources, such as a tree preservation policy or 
ordinance? 

  X  

f) Conflict with the provisions of an adopted Habitat 
Conservation Plan, Natural Community Conservation Plan, 
or other approved local, regional, or state habitat 
conservation plan? 

   X 

V. CULTURAL RESOURCES. Would the project: 
a) Cause a substantial adverse change in the significance of a 

historical resource as defined in § 15064.5?   X  
b) Cause a substantial adverse change in the significance of 

an archaeological resource pursuant to § 15064.5?    X  
c) Directly or indirectly destroy a unique paleontological 

resource or site or unique geologic feature?   X  
d) Disturb any human remains, including those interred 

outside of formal cemeteries?   X  

VI. GEOLOGY AND SOILS. Would the project: 
a) Expose people or structures to potential substantial adverse 

effects, including the risk of loss, injury, or death involving:      
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Issues  

Potentially 
Significant 

Impact 

Less Than 
Significant  

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 
i) Rupture of a known earthquake fault, as delineated on 

the most recent Alquist-Priolo Earthquake Fault Zoning 
Map, issued by the State Geologist for the area or 
based on other substantial evidence of a known fault? 
Refer to Division of Mines and Geology Special 
Publication 42. 

  X  

ii) Strong seismic ground shaking?    X  
iii) Seismic-related ground failure, including liquefaction?    X  
iv) Landslides?     X 

b) Result in substantial soil erosion or the loss of topsoil?    X  
c) Be located on a geologic unit or soil that is unstable, or that 

would become unstable as a result of the project, and 
potentially result in on- or off-site landslide, lateral 
spreading, subsidence, liquefaction or collapse? 

  X  

d) Be located on expansive soil, as defined in Table 18-1-B of 
the Uniform Building Code (1994), creating substantial 
risks to life or property? 

  X  

e) Have soils incapable of adequately supporting the use of 
septic tanks or alternative waste water disposal systems 
where sewers are not available for the disposal of waste 
water? 

   X 

VII. GREENHOUSE GAS EMISSIONS. Would the project: 
a) Generate greenhouse gas emissions, either directly or 

indirectly, that may have a significant impact on the 
environment? 

X    

b) Conflict with an applicable plan, policy or regulation 
adopted for the purpose of reducing the emissions of 
greenhouse gases? 

X    

VIII. HAZARDS AND HAZARDOUS MATERIALS. Would the project: 
a) Create a significant hazard to the public or the environment 

through the routine transport, use, or disposal of hazardous 
materials? 

  X  

b) Create a significant hazard to the public or the environment 
through reasonably foreseeable upset and accident 
conditions involving the release of hazardous materials into 
the environment? 

  X  

c) Emit hazardous emissions or handle hazardous or acutely 
hazardous materials, substances, or waste within one-
quarter mile of an existing or proposed school? 

  X  

d) Be located on a site which is included on a list of 
hazardous materials sites compiled pursuant to 
Government Code Section 65962.5 and, as a result, would 
it create a significant hazard to the public or the 
environment?  

  X  
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Issues  

Potentially 
Significant 

Impact 

Less Than 
Significant  

With 
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Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 
e) For a project located within an airport land use plan or, 

where such a plan has not been adopted, within two miles 
of a public airport or public use airport, would the project 
result in a safety hazard for people residing or working in 
the project area? 

   X 

f) For a project within the vicinity of a private airstrip, would 
the project result in a safety hazard for people residing or 
working in the project area? 

   X 

g) Impair implementation of or physically interfere with an 
adopted emergency response plan or emergency 
evacuation plan? 

  X  

h) Expose people or structures to a significant risk of loss, 
injury or death involving wildland fires, including where 
wildlands are adjacent to urbanized areas or where 
residences are intermixed with wildlands? 

   X 

IX. HYDROLOGY AND WATER QUALITY. Would the project: 
a) Violate any water quality standards or waste discharge 

requirements?   X  
b) Substantially deplete groundwater supplies or interfere 

substantially with groundwater recharge such that there 
would be a net deficit in aquifer volume or a lowering of the 
local groundwater table level (e.g., the production rate of 
pre-existing nearby wells would drop to a level which would 
not support existing land uses or planned uses for which 
permits have been granted)? 

  X  

c) Substantially alter the existing drainage pattern of the site or 
area, including through the alteration of the course of a 
stream or river, in a manner which would result in a 
substantial erosion or siltation on- or off-site 

  X  

d) Substantially alter the existing drainage pattern of the site or 
area, including through the alteration of the course of a 
stream or river, or substantially increase the rate or amount 
of surface runoff in a manner which would result in flooding 
on- or off-site? 

  X  

e) Create or contribute runoff water which would exceed the 
capacity of existing or planned storm water drainage 
systems or provide substantial additional sources of 
polluted runoff? 

  X  

f) Otherwise substantially degrade water quality?    X 
g) Place housing within a 100-year flood hazard area as 

mapped on a federal Flood Hazard Boundary or Flood 
Insurance Rate Map or other flood hazard delineation map? 

   X 

h) Place within a 100-year flood hazard area structures which 
would impede or redirect flood flows?    X 

i) Expose people or structures to a significant risk of loss, 
injury or death involving flooding, including flooding as a 
result of the failure of a levee or dam? 

  X  

j) Inundation by seiche, tsunami, or mudflow?    X 
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Issues  

Potentially 
Significant 

Impact 

Less Than 
Significant  

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

X. LAND USE AND PLANNING. Would the project: 
a) Physically divide an established community?     X 
b) Conflict with any applicable land use plan, policy, or 

regulation of an agency with jurisdiction over the project 
(including, but not limited to the general plan, specific plan, 
local coastal program, or zoning ordinance) adopted for the 
purpose of avoiding or mitigating an environmental effect?  

  X  

c) Conflict with any applicable habitat conservation plan or 
natural community conservation plan?     X 

XI. MINERAL RESOURCES. Would the project: 
a) Result in the loss of availability of a known mineral 

resource that would be a value to the region and the 
residents of the state? 

   X 

b) Result in the loss of availability of a locally important 
mineral resource recovery site delineated on a local general 
plan, specific plan or other land use plan? 

   X 

XII. NOISE. Would the project result in: 
a) Exposure of persons to or generation of noise levels in 

excess of standards established in the local general plan or 
noise ordinance, or applicable standards of other agencies? 

X    

b) Exposure of persons to or generation of excessive 
groundborne vibration or groundborne noise levels? X    

c) A substantial permanent increase in ambient noise levels in 
the project vicinity above levels existing without the 
project? 

X    

d) A substantial temporary or periodic increase in ambient 
noise levels in the project vicinity above levels existing 
without the project? 

X    

e) For a project located within an airport land use plan or, 
where such a plan has not been adopted, within two miles 
of a public airport or public use airport, would the project 
expose people residing or working in the project area to 
excessive noise levels? 

   X 

f) For a project within the vicinity of a private airstrip, would 
the project expose people residing or working in the project 
area to excessive noise levels? 

   X 

XIII. POPULATION AND HOUSING. Would the project: 
a) Induce substantial population growth in an area, either 

directly (for example, by proposing new homes and 
businesses) or indirectly (for example, through extension of 
roads or other infrastructure)? 

  X  

b) Displace substantial numbers of existing housing, 
necessitating the construction of replacement housing 
elsewhere? 

   X 
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Significant 
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No 

Impact 
c) Displace substantial numbers of people, necessitating the 

construction of replacement housing elsewhere?    X 

XIV. PUBLIC SERVICES. Would the project: 
 result in substantial adverse physical impacts associated with the provision of new or physically altered governmental facilities, 

need for new or physically altered governmental facilities, the construction of which could cause significant environmental 
impacts, in order to maintain acceptable service ratios, response times or other performance objectives for any of the public 
services: 

a) Fire protection?   X  
b) Police protection?   X  
c) Schools?   X  
d) Parks?   X  
e) Other public facilities?   X  
XV. RECREATION. Would the project: 
a) Increase the use of existing neighborhood and regional 

parks or other recreational facilities such that substantial 
physical deterioration of the facility would occur or be 
accelerated? 

  X  

b) Include recreational facilities or require the construction or 
expansion of recreational facilities which might have an 
adverse physical effect on the environment? 

  X  

XVI. TRANSPORTATION AND TRAFFIC. Would the project: 
a) Conflict with an applicable plan, ordinance, or policy 

establishing measures of effectiveness for the performance 
of the circulation system, taking into account all modes of 
transportation including mass transit and non-motorized 
travel and relevant components of the circulation system, 
including but not limited to intersections, streets, highways 
and freeways, pedestrian and bicycle paths, and mass 
transit? 

X    

b) Conflict with an applicable congestion management 
program, including, but not limited to level of service 
standards and travel demand measures, or other standards 
established by the county congestion management agency 
for designated roads or highways? 

X    

c) Result in a change in air traffic patterns, including either an 
increase in traffic levels or a change in location that results 
in substantial safety risks? 

   X 

d) Substantially increase hazards due to a design feature (e.g., 
sharp curves or dangerous intersections) or incompatible 
uses (e.g., farm equipment)? 

   X 

e) Result in inadequate emergency access?    X 
f) Conflict with adopted policies, plans, or programs 

regarding public transit, bicycle, or pedestrian facilities, or 
otherwise decrease the performance or safety of such 
facilities? 

   X 
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Impact 

XVII. UTILITIES AND SERVICE SYSTEMS. Would the project: 
a) Exceed waste water treatment requirements of the 

applicable Regional Water Quality Control Board?   X  
b) Require or result in the construction of new water or waste 

water treatment facilities or expansion of existing facilities, 
the construction of which could cause significant 
environmental effects? 

  X  

c) Require or result in the construction of new storm water 
drainage facilities or expansion of existing facilities, the 
construction of which could cause significant 
environmental effects? 

  X  

d) Have sufficient water supplies available to serve the project 
from existing entitlements and resources or are new or 
expanded entitlements needed? 

  X  

e) Result in a determination by the waste water treatment 
provider, which serves or may serve the project that it has 
adequate capacity to serve the project’s projected demand 
in addition to the provider’s existing commitments? 

  X  

f) Be served by a landfill with sufficient permitted capacity to 
accommodate the project’s solid waste disposal needs?   X  

g) Comply with federal, state, and local statutes and 
regulations related to solid waste?   X  

XVIII. MANDATORY FINDINGS OF SIGNIFICANCE. 
a) Does the project have the potential to degrade the quality of 

the environment, substantially reduce the habitat of a fish 
or wildlife species, cause a fish or wildlife population to 
drop below self-sustaining levels, threaten to eliminate a 
plant or animal community, reduce the number or restrict 
the range of a rare or endangered plant or animal or 
eliminate important examples of the major periods of 
California history or prehistory? 

  X  

b) Does the project have impacts that are individually limited, 
but cumulatively considerable? (“Cumulatively 
considerable” means that the incremental effects of a 
project are considerable when viewed in connection with 
the effects of past projects, the effects of other current 
projects, and the effects of probable future projects.) 

X    

c) Does the project have environmental effects which will 
cause substantial adverse effects on human beings, either 
directly or indirectly? 

X    
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4. Environmental Analysis 

Section 3.4 provided a checklist of environmental impacts. This section provides an evaluation of the impact 
categories and questions contained in the checklist. 

4.1 AESTHETICS 

a) Have a substantial adverse effect on a scenic vista? 

No Impact. The proposed project would not have an adverse effect on scenic vistas. Vistas provide visual 
access or panoramic views to a large geographic area. The field of view from a vista location can be wide 
and extend into the distance. Panoramic views are usually associated with vantage points looking out over a 
section of urban or natural areas that provide a geographic orientation not commonly available. Examples of 
panoramic views might include an urban skyline, valley, mountain range, the ocean, or other water bodies. 
There are no scenic vistas on or near the project site. The City’s general plan does not identify areas of 
scenic vistas in the City (City of Westminster 1996). Although the proposed project would have buildings of 
various heights, possibly up to 80 feet, the proposed project would not obstruct, interrupt, or diminish a 
valued panoramic view. No project-related scenic vista impacts would occur and no further analysis is 
required.  

b) Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, and 
historic buildings within a state scenic highway? 

No Impact. No scenic resources would be impacted by the proposed project. The project site and 
surroundings are developed with roadways and one- and two-story residential and commercial buildings, 
none of which have been identified as scenic resources (Westminster GP 1996). The few trees and 
vegetation that exist on the Specific Plan site are ornamental landscape varieties and do not represent a 
scenic resource.  

The site is not located on a state scenic highway. The nearest designated state scenic highway is State 
Route 2 (Angeles Crest Highway) approximately 35 miles to the north of the proposed project site (Caltrans 
2007). The County of Orange has several roadways designated as Landscape Corridor and Viewscape 
Corridor. The site is not located on any county-designated corridors and there are no scenic highways 
identified in the City (County of Orange 2005b; City of Westminster 1996). No project-related scenic resource 
impacts would occur and no further analysis is required. 

c) Substantially degrade the existing visual character or quality of the site and its surroundings? 

Less than Significant Impact. The existing visual character of the project area would not be significantly 
altered by the proposed project. The site is already developed with a mix of retail stores, restaurants, 
grocery, medical office, a fire station, and a significant number of auto repair/maintenance shops with limited 
landscaping. The site is located in an urban environment and is surrounded by mixed land uses of varying 
height and building mass. The immediate area does not have a unifying architectural or design theme and is 
therefore not considered to have a high quality aesthetic value. Project implementation in accordance with 
the Specific Plan would likely improve the visual character of the site. 
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Building Height and Mass 

The new buildings would not be consistent with the development standards for C-M, M-1, and C-2 zoning 
designations (City of Westminster 2010a). Building height restrictions are established to maintain 
compatibility between land uses throughout the City. Within Planning Area B, a hotel building may be 
permitted with a maximum height of 80 feet, and other buildings within Planning Areas A, B, C, and D may be 
up to 60 feet. The existing one- and two-story buildings would be replaced with buildings that would be taller 
than surrounding development and would have a larger mass and bulk. The larger scale of the Specific Plan 
design concept is intentional to develop this area as a major focal point for the City. Within the Specific Plan 
area, construction of the Saigon Villas has already started the conversion to taller, more dense development. 

The new development would be set back from the street—20 feet along Bolsa Avenue, 16 to 20 feet along 
Moran Street, and 30 feet (building facades that are four stories or higher) along Bishop Place. Landscape 
trees and plantings are required to screen flat building facades from adjacent residential units. Additionally, 
pedestrian areas would have space for street trees, decorative lighting, landscape planters, and other 
pedestrian-related amenities.  

Aesthetic impacts are highly subjective and may or may not be considered adverse by some members of the 
community. Although the buildings would be taller and larger than other surrounding buildings, aesthetic 
impacts are not considered significantly adverse due to the mixed urban setting, larger building setback 
requirements, building and site design, and increased landscape requirement. 

Shade and Shadow 

Shading refers to the effect of shadows cast on adjacent areas by proposed structures. These effects are 
dependent upon several factors, including local topography, the height and bulk of the project’s structural 
elements, sensitivity of adjacent land uses, the season, and the duration of shadow projection.  

Shadows are cast westward to eastward as the day advances. Shading of existing sensitive uses, such as 
routinely used residential outdoor spaces, can occur with the development of new structures south of these 
uses. Shadows are longest on winter solstice (December) when the sun is lowest in the sky, and shortest on 
summer solstice (June).1  

A project impact would be considered significant if shadow-sensitive uses would be shaded by project-
related structures for more than three hours between the hours of 9:00 AM and 3:00 PM Pacific Standard 
Time (between early November and mid-March), or for more than four hours between the hours of 9:00 AM 
and 5:00 PM Pacific Daylight Time (between mid-March and early November). 

The Specific Plan would permit buildings up to 60 feet on the east side of Moran Street (Planning Areas D 
and E) and up to 80 feet between Moran Street and the western edge of the site (Planning Areas A, B, C). 
Based on the location of existing residential development to the south and east of the Specific Plan site, and 
the direction of the longest winter shadows from west to east, project-related shadows would fall on three 
residential parcels. These parcels are within the mobile home park to the east. No shadow-sensitive outdoor 

                                                      
 
1 At 9:00 AM on the winter solstice, shadows project at 45° west of true north. As noon approaches, shadows move 

closer to true north and shorten in length. After noon, shadows begin to move east and elongate until 3:00 PM, when 
they project at 45° east of true north. Summer shadows move, shorten and lengthen in the same way throughout the 
day, except that they project farther south (i.e., 85° from true north during the summer solstice) and reach shorter 
maximum lengths. 
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spaces would be shaded for three hours or longer. Therefore, less than significant shadow impacts would 
occur. 

General Appearance 

While the general appearance of the proposed project site would change, it would maintain its existing urban 
character through higher density and greater mix of uses. The Specific Plan would set the standards and 
comprehensive planning program for cohesive and efficient use of land with common objectives and design 
principles. Redevelopment of the site in accordance with the Specific Plan is proposed to enhance the visual 
character of the site. Chapter 3 of the Specific Plan includes design principles that would improve the visual 
appeal of onsite public areas such as pedestrian walkways, plazas, paseos, streets, and parking lots by 
making them more pedestrian friendly and human scaled.  

Architecture 

Because the project site is located within the Little Saigon CPA, the new development should conform with 
Little Saigon CPA design standards. These standards encourage all new development to “incorporate 
architectural elements similar to those found on buildings constructed in Vietnam in the early 1900s in the 
French Colonial tradition.” Architectural elements that follow a traditional Chinese architectural theme may 
also be used. The basic theme includes elements such as large overhanging tile roofs with eave brackets, 
use of columns and bright accent colors, and smooth-finish stucco exteriors. This architectural style would 
be compatible with several other buildings within the extended Little Saigon CPA. Therefore, the proposed 
project would not substantially degrade the existing visual character or quality of the site and its 
surroundings.  

d) Create a new source of substantial light or glare, which would adversely affect day or nighttime 
views in the area? 

Less Than Significant Impact. The proposed project would not include land uses that would substantially 
increase the amount of light and glare in the project area. The project site is in an urban area and is currently 
developed with bakery/café, restaurants, grocery, small retail stores, medical office, a fire station, and a 
significant number of auto repair/maintenance shops. Onsite lighting includes street lights, security lighting 
on buildings, and storefront signage. The nearest light-sensitive receptors to new project site development 
are the single-family residences to the south of Bishop Place, approximately 60 feet from the southern 
project site boundary; the Saigon Villas in the southeast portion of the site; and the mobile home residences 
to the east, directly adjacent to the eastern project site boundary. The surrounding buildings and streets 
contain substantial light sources; therefore, the project would not represent a significant impact on area-wide 
lighting. 

The significance of light impacts depends on the proximity to the affected use, the intensity of the light 
source, and the existing ambient light environment. The proposed specific plan would allow for the 
development of retail, restaurant, entertainment, hotel, office, and residential land uses. Exterior lighting 
would include storefront signage, security lighting, walkway lights, building lights, and street lighting. 
Because of the increased building height and density of uses, lighting on the site would increase. All new 
fixtures would be equipped with shields to direct lighting away from both the offsite neighboring residences 
and the onsite residential land uses. The use of proper design and state-of-the-art reflectors and hoods on 
light sources would substantially reduce the effects from glare and spill light. These shields would also 
reduce the amount of light being emitted into the night sky. As part of the Specific Plan use of reflective 
materials on buildings would not be permitted which would significantly reduce the amount of reflective glare 
on- and offsite. All future project applicants are required to comply with City lighting ordinances and Specific 
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Plan design standards. Prior to the City design review, the applicants must submit a detailed lighting plan to 
the City of Westminster Planning Division. Approved lighting would be incorporated into the approved 
building plans and construction drawings. Compliance with City regulations and design standards would 
reduce project-related light and glare impacts to less than significant and no further analysis is required.  

4.2 AGRICULTURE AND FOREST RESOURCES 

In determining whether impacts to agricultural resources are significant environmental effects, lead agencies 
may refer to the California Agricultural Land Evaluation and Site Assessment Model (1997) prepared by the 
California Dept. of Conservation as an optional model to use in assessing impacts on agriculture and 
farmland. In determining whether impacts to forest resources, including timberland, are significant 
environmental effects, lead agencies may refer to information compiled by the California Department of 
Forestry and Fire Protection regarding the state’s inventory of forest land, including the Forest and Range 
Assessment Project and the Forest Legacy Assessment project; and forest carbon measurement 
methodology provided in Forest Protocols adopted by the California Air Resources Board.  

a) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance (Farmland), as 
shown on the maps prepared pursuant to the Farmland Mapping and Monitoring Program of the 
California Resources Agency, to non-agricultural use? 

No Impact. The proposed project would not impact Prime Farmland, Unique Farmland, or Farmland of 
Statewide Importance (Farmland). The California Resource Agency uses the Farmland Mapping and 
Monitoring Program (FMMP) to maintain an inventory of California’s Farmland. The California Department of 
Conservation publishes maps biannually as part of the FMMP. The project site is designated as Urban and 
Built-Up Land. There is one area of Prime Farmland and one area of Unique Farmland within one mile of the 
proposed project site but there is no designated farmland on the project site (CDC 2009b). No farmland 
impacts would occur and no further analysis is required. 

b) Conflict with existing zoning for agricultural use, or a Williamson Act contract? 

No Impact. The proposed project would not conflict with any agricultural land use or Williamson Act 
contracts. The Williamson Act applies to parcels consisting of least 20 acres of Prime Farmland or at least 40 
acres of farmland not designated as Prime Farmland. The project site is not located within a Prime Farmland 
designation, nor does it consist of more than 40 acres of farmland. There are currently no agricultural 
activities and no Williamson Act contracts on the proposed project site. No project-related existing 
agricultural zoning or Williamson Act impacts would occur and no further analysis is required. 

c) Conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public Resources 
Code section 12220(g)), timberland (as defined by Public Resources Code section 4526), or 
timberland zoned Timberland Production (as defined by Government Code section 51104(g))? 

No Impact. The proposed project would not rezone any forest land, timberland, or timberland production. 
The project site identified for new development is zoned Commercial-Industrial (C-M), General Business (C-
2), and light industrial (M-1). The site is not zoned or used for forest land or timberland. No project-related 
impacts to forest land or timberland would occur and no further analysis is required. 

d) Result in the loss of forest land or conversion of forest land to non-forest use? 

No Impact. The proposed project would not impact forest land. The project site is completely urbanized and 
has no forested land on or adjacent to the site. The use of the project site would not cause indirect 
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conversion of forest land to nonforest uses. No project-related impacts to forest land would occur and no 
further analysis is required. 

e) Involve other changes in the existing environment which, due to their location or nature, could 
result in conversion of Farmland, to non-agricultural use or conversion of forest land to non-forest 
use? 

No Impact. The proposed project would not impact farmland or forest land. There are no areas of farmland 
or forest land on or adjacent to the project site, and the use of the project site would not cause indirect 
conversion of farmland to nonagricultural uses or the removal of forest land. No project-related impacts to 
farmland or forest land would occur and no further analysis is required.  

4.3 AIR QUALITY 

Where available, the significance criteria established by the applicable air quality management or air 
pollution control district may be relied upon to make the following determinations. Would the project: 

a) Conflict with or obstruct implementation of the applicable air quality plan? 

Potentially Significant Impact. The proposed project would potentially conflict with an applicable air quality 
plan. The Specific Plan site is in the South Coast Air Basin (SoCAB), which is monitored by the South Coast 
Air Quality Management District (SCAQMD). The SCAQMD’s air quality management plan (AQMP) strategy is 
based on development projections from local general plans; therefore, the type of projects that may be 
considered inconsistent with the AQMP include new or amended general plan elements, specific plans, and 
unique projects. For these projects a consistency review is required. Since this project involves a specific 
plan and would require revisions to the Westminster General Plan, it may conflict with the AQMP. In addition, 
project-related construction and operation have the potential to generate substantial quantities of criteria 
pollutants that could exceed the SCAQMD significance thresholds. The potential for the Moran Street 
Specific Plan to conflict with or obstruct implementation of the SCAQMD’s AQMP will be fully evaluated in the 
EIR. 

b) Violate any air quality standard or contribute substantially to an existing or projected air quality 
violation? 

Potentially Significant Impact. Construction and operation of the proposed project may contribute air 
pollutant emissions that would violate existing or proposed air quality standards. The SCAQMD has regional 
emissions significance thresholds for carbon monoxide (CO), volatile organic compounds (VOC), nitrogen 
oxides (NOX), sulfur dioxide (SO2), coarse inhalable particulate matter (PM10), and fine inhalable particulate 
matter (PM2.5). The potential for the Moran Street Specific Plan project to violate SCAQMD standards or 
contribute substantially to air quality violations will be fully evaluated in the EIR.  

c) Result in a cumulatively considerable net increase of any criteria pollutant for which the project 
region is nonattainment under an applicable federal or state ambient air quality standard 
(including releasing emissions which exceed quantitative thresholds for ozone precursors)? 

Potentially Significant Impact. The proposed project may result in a cumulatively considerable net increase 
of criteria pollutants in a nonattainment area. The Specific Plan site is in the SoCAB, which is designated 
nonattainment for O3, PM10, and PM2.5 under both California and federal ambient air quality standards (AAQS) 
(CARB 2006). However, the SoCAB is proposed to be designated as nonattainment under the state 
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standards for NOx and for lead (Los Angeles portion only).2 The potential for the Moran Street Specific Plan 
project to exceed nonattainment air quality standards will be fully evaluated in the EIR.  

d) Expose sensitive receptors to substantial pollutant concentrations? 

Potentially Significant Impact. The proposed project may expose sensitive receptors to substantial air 
pollutants. An impact is potentially significant if the project generates concentrations of air pollutants that 
exceed the California or federal AAQS, thereby exposing sensitive receptors to substantial pollutant 
concentrations. Sensitive receptors are locations where uses and/or activities result in increased exposure of 
persons more sensitive to the unhealthful effects of emissions (such as children and the elderly). The nearest 
sensitive receptors are the single-family homes south of Bishop Place, the Saigon Villas in the southeast 
portion of the project site, and the mobile homes east of the site. These residences may be exposed to air 
pollutants generated during construction and project-related traffic. Pollutants may exceed the SCAQMD’s 
localized significance thresholds for carbon monoxide (CO).  

Sensitive receptor exposure to substantial pollutant concentrations will be fully evaluated in the EIR.  

e) Create objectionable odors affecting a substantial number of people? 

Less Than Significant Impact. The project would not emit objectionable odors that would affect a 
substantial number of people. The threshold for odor is if a project creates an odor nuisance pursuant to 
SCAQMD Rule 402, Nuisance, which states: 

A person shall not discharge from any source whatsoever such quantities of air 
contaminants or other material which cause injury, detriment, nuisance, or annoyance to 
any considerable number of persons or to the public, or which endanger the comfort, 
repose, health or safety of any such persons or the public, or which cause, or have a natural 
tendency to cause, injury or damage to business or property. The provisions of this rule 
shall not apply to odors emanating from agricultural operations necessary for the growing of 
crops or the raising of fowl or animals. 

The type of facilities that are considered to have objectionable odors include wastewater treatments plants, 
compost facilities, landfills, solid waste transfer stations, fiberglass manufacturing facilities, paint/coating 
operations (e.g., auto body shops), dairy farms, petroleum refineries, asphalt batch plants, chemical 
manufacturing, and food manufacturing facilities. Restaurants are generally not associated with foul odors 
that constitute a public nuisance. The proposed specific plan would not permit the types of facilities and 
operations that would generate objectionable odors, therefore operational impacts would be less than 
significant. No further analysis is required. 

During construction activities, construction equipment exhaust, application of asphalt and architectural 
coatings would temporarily generate odors. Any construction-related odor emissions would be temporary, 
intermittent in nature, and would not affect a significant number or people. Impacts associated with 
construction-generated odors would be less than significant and no further analysis is required.  

                                                      
 
2 Based on California Air Resources Board’s (CARB) proposed 2010 State Area Designations, which are anticipated to 

be adopted on March 25, 2010.  
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4.4 BIOLOGICAL RESOURCES 

a) Have a substantial adverse effect, either directly or through habitat modifications, on any species 
identified as a candidate, sensitive, or special status species in local or regional plans, policies, or 
regulations, or by the California Department of Fish and Game or U.S. Fish and Wildlife Service? 

No Impact. The proposed project would not impact any candidate, sensitive, or special status species. 
Sensitive plant species are those that are candidates or proposed to be listed, or are listed, as threatened or 
endangered by the US Fish and Wildlife Service (USFWS) or the California Department of Fish and Game 
(CDFG), or considered sensitive species by the California Native Plant Society (CNPS).  

Because of its built-up and urban character, no threatened or endangered species are known to occur in the 
City of Westminster. The vegetation in the City is primarily lawn grasses, ground covers, shrubs, and 
ornamental trees, and most of the vegetation is in residential, commercial, rights-of-way, and civic, park, and 
cemetery landscapes (City of Westminster 1996). The project site is completely urbanized and developed 
with commercial retail and industrial land uses and does not support endangered or threatened species. The 
project site does not provide habitat to any candidate, sensitive, or special status species. No project-related 
impacts to species identified by the City or county or by CDFG or USFWS would occur, and no further 
analysis is required.  

b) Have a substantial adverse effect on any riparian habitat or other sensitive natural community 
identified in local or regional plans, policies, regulations, or by the California Department of Fish 
and Game or U.S. Fish and Wildlife Service? 

No Impact. The project site is currently developed with commercial retail and industrial land uses and does 
not support riparian or natural community habitat. The proposed project would have no impacts on riparian 
or sensitive natural community environments and no further analysis is required.  

c) Have a substantial adverse effect on federally protected wetlands as defined by Section 404 of the 
Clean Water Act (including, but not limited to, marsh, vernal pool, coastal, etc.) through direct 
removal, filling, hydrological interruption, or other means? 

No Impact. The proposed project would not affect federally protected wetlands. The project site is entirely 
built up with commercial retail and industrial land uses. The City of Westminster does not have any 
significant wetland areas. The proposed project would not involve the removal, filling, or disruption of any 
existing wetland areas. No impacts project-related impacts to federally protected (Section 404) wetlands 
would occur and no further analysis is required. 

d) Interfere substantially with the movement of any native resident or migratory fish or wildlife 
species or with established native resident or migratory wildlife corridors, or impede the use of 
native wildlife nursery sites? 

No Impact. The proposed project would not affect migratory or resident species movement or a native 
wildlife nursery site. The project site does not contain native vegetation and does not support foraging, 
roosting, or nesting sites. The only area identified as containing migratory habitat in the City is the 160-acre 
Westminster Memorial Park Cemetery, which affords some habitat for migratory ducks, geese, and wild 
birds, such as hawks and owls. Additionally, Mile Square Park is approximately one mile southeast of the 
project site and could support wildlife. No project-related impacts to migratory or native resident fish or 
wildlife species would occur and no further analysis is required. 
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e) Conflict with any local policies or ordinances protecting biological resources, such as a tree 
preservation policy or ordinance? 

Less Than Significant Impact. The proposed project would not conflict with local biological ordinances. The 
proposed project would require the removal of the few existing trees and vegetation. City of Westminster has 
a street tree ordinance that requires new street trees be planted. Any construction that results as part of the 
proposed project shall follow the restrictions of the street forestry policy (City of Westminster Ordinance 
2335, Section 2. Street Forestry Policy)(City of Westminster Municipal Code, 2002). As part of the Specific 
Plan project, street trees, landscape planters, shrubs, small oriental-style gardens, ground cover, and accent 
plantings would be installed throughout the site. Biological impacts would be less than significant and no 
further analysis is required. 

f) Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community 
Conservation Plan, or other approved local, regional, or state habitat conservation plan? 

No Impact. Development of the proposed project would not impair any local Habitat Conservation Plans, 
Natural Community Conservation Plans, or any other local, regional, or state habitat conservation plans. The 
project site is completely developed with urban land uses and does not support any natural habitat. There 
are no conservation plan areas on or near the project site (USFWS 2009). No project-related impacts would 
occur and no further analysis is required. 

4.5 CULTURAL RESOURCES 

a) Cause a substantial adverse change in the significance of a historical resource as defined in 
§ 15064.5? 

Less Than Significant Impact. The proposed project would not change the significance of a historical 
resource. CEQA Guidelines Section 15064.5 defines historic resources as resources listed or determined to 
be eligible for listing by the State Historical Resources Commission, a local register of historical resources, or 
the lead agency. Resources could include buildings, structures, street lighting systems, spaces, sites, etc. 
Uses include residential, nonresidential (e.g., commercial, industrial, institutional), and public facilities. 
Resources may be important individually or as part of a district or grouping of complementary resources. 
Significant historical resources include those designated or eligible for designation in the National Register of 
Historic Places (National Register); the California Register of Historical Resources (California Register) or 
other state program; or as a City Historic Cultural Monument. Historical resources may also include 
resources listed in the State Historic Resources Inventory as significant at the local level. Generally a 
resource is considered to be “historically significant” if it meets one of the following criteria: 

i) Is associated with events that have made a significant contribution to the broad patterns of 
California’s history and cultural heritage; 

ii) Is associated with the lives of persons important in our past; 

iii) Embodies the distinctive characteristics of a type, period, region or method of construction, or 
represents the work of an important creative individual, or possesses high artistic values; 

iv) Has yielded, or may be likely to yield, information important in prehistory or history. 

The project site consists of 25 parcels. Existing land uses include: restaurants, grocery, retail stores, medical 
office, a fire station, and a significant number of auto repair/maintenance shops. Buildings within the Specific 
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Plan area were constructed between 1964 and 2009. Structures at 15081 Moran Street and 15131 Moran 
Street are the oldest, constructed in 1964. The Asian Garden Mall was constructed in 1986. None of the 
buildings are identified on any historic registers or in the City general plan as being historic. Onsite parcels 
do not contain properties that meet the age criterion of 50 years or older to be considered as potentially 
historic resources. Additionally, these buildings do not contain distinctive architectural characteristics that 
have high artistic value. Therefore, none of the buildings qualify under CEQA as historically significant, 
project-related historic impacts would be less than significant, and no further analysis is required. 

b) Cause a substantial adverse change in the significance of an archaeological resource pursuant to 
§ 15064.5? 

Less Than Significant Impact. The proposed project is not anticipated to disturb archaeological resources. 
The project site is nearly completely covered by buildings and pavement. A cultural resource study was 
conducted for the four-acre southeast portion of the Moran Street Specific Plan site (“Recirculated Initial 
Study and Proposed Mitigated Negative Declaration for the Moran Senior Condominiums” [Saigon Villas] 
Appendix A). Prior to construction of Saigon Villas, no prehistoric or historical archaeological sites were 
identified on the parcels. During construction of the existing buildings the entire site was cleared and graded; 
therefore, the discovery of archaeological resources is considered very low. Additionally, the project area 
appears to have low sensitivity for archaeological resources.  

Project construction would involve ground disturbance of portions of the site over several years. During the 
earth-disturbing activities there is a potential, however slight, to uncover buried archaeological resources. 
The City of Westminster General Plan provides protection of archeological resources with policy IIC3-8, 
which states that projects will immediately stop grading activities if archaeological resources are 
encountered (City of Westminster 1996). In the event of a discovery of archaeological resources during 
grading and excavation of the site, a qualified archaeologist would be retained to assess the find and 
develop a course of action to preserve it. Given compliance with existing regulations and the low sensitivity 
for archaeological resources, impacts would be less than significant. 

c) Directly or indirectly destroy a unique paleontological resource or site or unique geologic feature? 

Less Than Significant Impact. The project would not disturb any known paleontological resources or 
unique geologic features. Paleontological resources are plant and animal fossils dated from 3.5 million to 
7,000 years ago. During previous surveys, no paleontological resource sites were found within two miles of 
the City boundaries (City of Westminster 1996). The City of Westminster General Plan provides protection of 
paleontological resources with policy IIC3-8, which states that “in order to protect paleontological resources 
in the City, projects that would involve extensive grading or grading of large areas to depths of more than ten 
feet below grade should be conditioned to immediately stop grading activities if paleontological or 
archaeological resources are encountered” (City of Westminster 1996). The Specific Plan anticipates an 
aboveground parking garage, but permits several types of structure, including a subterranean garage. 
Future project applicants are required to comply with City regulations for all below-grade excavation. The 
City requires a qualified paleontologist to investigate the site if resources are discovered during site 
excavation. Compliance with the City’s general plan policy would reduce project-related paleontological 
resource impacts to less than significant. 

d) Disturb any human remains, including those interred outside of formal cemeteries? 

Less Than Significant Impact. Project-related construction is not anticipated to uncover human remains. 
“Human remains” includes both burials and cremations. The 160-acre Westminster Memorial Park Cemetery 
is located approximately 1.5 mile southwest of the project site. However, no human remains, including those 
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in formal cemeteries, were identified on the project site. During construction of the existing buildings the 
entire site was cleared and graded and no human remains were discovered; therefore, the risk of discovering 
human remains is considered negligible. However, if human remains of Native American origin are 
discovered during project construction, compliance with state laws relating to the disposition of Native 
American burials, which fall within the jurisdiction of the Native American Heritage Commission (Public 
Resource Code Sec. 5097), will be maintained. If any human remains are discovered or recognized in any 
location other than a dedicated cemetery, the contractor is required to ensure that excavation or disturbance 
of the site (including any nearby area reasonably suspected to overlie adjacent human remains) shall stop 
until: 

1) The coroner of the county has been informed and has determined that no investigation of 
the cause of death is required; and 

2) If the remains are of Native American origin, 

a) the descendants of the deceased Native Americans have made a recommendation to 
the landowner or the person responsible for the excavation work, for means of treating 
or disposing of, with appropriate dignity, the human remains and any associated grave 
goods as provided in Public Resources Code Section 5097.98, or 

b) the Native American Heritage Commission was unable to identify a descendant or the 
descendant failed to make a recommendation within 24 hours after being notified by the 
commission. 

According to California Health and Safety Code, six or more human burials at one location 
constitute a cemetery (Section 8100) and disturbance of Native American cemeteries is a 
felony (Section 7052). Section 7050.5 requires that construction or excavation be stopped in 
the vicinity of discovered human remains until the coroner can determine whether the 
remains are those of a Native American. 

Compliance with the Health and Safety Code would reduce any impacts to discovered human remains to a 
less than significant level. 

4.6 GEOLOGY AND SOILS 

a) Expose people or structures to potential substantial adverse effects, including the risk of loss, 
injury, or death involving: 

i) Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo 
Earthquake Fault Zoning map, issued by the State Geologist for the area or based on other 
substantial evidence of a known fault? Refer to Division of Mines and Geology Special 
Publication 42. 

Less Than Significant Impact. The proposed project would not be subject to substantial adverse 
effects caused by the rupture of nearby earthquake faults. The Alquist-Priolo Earthquake Fault Zoning 
Act was passed in 1972 to mitigate the hazard of surface faulting to structures for human occupancy. 
Surface rupture is the most easily avoided seismic hazard. The primary purpose of the Alquist-Priolo 
Earthquake Fault Zoning Act is to prevent the construction of buildings used for human occupancy on 
an active fault line. Unlike damage from ground shaking, which can occur at great distances from the 
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fault, impacts from fault rupture are limited to the immediate area of the fault zone where the fault breaks 
along the surface.  

There are no known active fault systems located within the City limits; therefore, no part of the City of 
Westminster has been designated under the Alquist-Priolo Act as a Special Study Zone (City of 
Westminster 1996). Additionally, the City of Westminster is not listed on the California Department of 
Conservation, Division of Mines and Geology’s list of cities affected by Alquist-Priolo Earthquake Fault 
Zones (CDC 1999). No fault rupture impacts would occur and no further analysis is required. 

ii) Strong seismic ground shaking? 

Less Than Significant Impact. The project could expose people and structures to potential impacts 
associated with seismic ground shaking. The expected ground motion characteristics of future 
earthquakes in the region will depend on the characteristics of the generating fault, the distance to the 
epicenter, the magnitude of the earthquake, and the site-specific geologic conditions. Ground shaking of 
moderate to severe intensity may be expected in the City from any of the seven major fault zones: San 
Andreas, Newport-Inglewood, Sierra Madre, Cucamonga, Whittier-Elsinore, San Jacinto, or San 
Fernando (Westminster 1996). The most likely source of a strong seismic movement within the region 
would be a major earthquake on the San Andreas Fault located approximately 46 miles to the northeast. 
Other potentially active local fault systems that could also affect the City and the project site are the 
Newport-Inglewood Fault Zone approximately 5 miles southwest and the Whittier-Elsinore Fault Zone 
approximately 16 miles north.  

Westminster is underlain by poorly consolidated alluvial deposits and is located in Zone C, a region of 
greatest shaking in the Orange County area (Westminster 1996). All proposed structures would be 
constructed in accordance with applicable building codes and standards. The most recent building 
standard adopted by the legislature and used throughout the state is the 2007 version of the California 
Building Code (CBC) (Title 24, Part 2, California Code of Regulations), often with local, more restrictive 
amendments based upon local geographic, topographic, or climatic conditions. These codes provide 
minimum standards to protect property and the public welfare by regulating the design and construction 
of excavations, foundations, building frames, retaining walls, and other building elements to mitigate the 
effects of seismic shaking and adverse soil conditions. The CBC contains provisions for earthquake 
safety based on factors including occupancy type, the types of soil and rock onsite, and the strength of 
ground motion with specified probability. Additionally, the CBC requires the preparation of project-
specific geotechnical/engineering reports by a Certified Engineering Geologist and/or Geotechnical 
Engineer prior to construction of the proposed structures. Each future component of this Specific Plan 
project is required to comply with the recommendations contained in these reports. Any structures built 
for this project would adhere to the most recent version of the CBC. Project plans would be reviewed 
during the plan check process, which would ensure that these measures are incorporated. Seismic 
ground shaking impacts would be less than significant and no further analysis is required. 

iii) Seismic-related ground failure, including liquefaction? 

Less than Significant Impact. The proposed project is in an area that is susceptible to seismically 
induced liquefaction (CDC 1997a). Liquefaction tends to occur in areas with high water tables. 
Liquefaction is the temporary transformation of a soil or sediment to a fluid mass and is initiated by 
ground shaking, such as from earthquakes. Soils and sediments most susceptible to liquefaction are low 
cohesion silty or sandy materials that are saturated by groundwater within 50 feet of the surface. 
However, other sediments, such as some gravelly and some cohesive materials, may also be subject to 
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liquefaction (CDC 1997b). Soils/sediments that are liquefied result in a loss of support for structures, 
utilities, and paving.  

The project site is located in a designated liquefaction zone (CDC 1997a). Additionally, the City’s general 
plan designates the project site as having High Liquefaction Potential (Westminster 1996). Prior to 
construction of the Saigon Villas project, on the southeast portion of the project site, two geological 
studies that assessed the liquefaction hazards of the site; Geotechnical Investigation prepared by 
Lowney Associates, August 2003 (see Appendix B), and a Supplemental Geotechnical Investigation 
prepared by MGTL Inc., December 2004 (see Appendix C). The site is underlain by shallow 
groundwater; measured groundwater depths on the Saigon Villas site was between four and six feet 
below ground level. However, site investigations were conducted at the end of summer following a 
prolonged period of very little rainfall; therefore, groundwater depths of less than five feet are reasonable. 
There are sand layers (4 to 13 feet and 28 to 33 feet) that may liquefy during an earthquake over the life 
of the project. Liquefaction would cause up to 3.4 inches of settlement. Due to the relatively level nature 
of the subgrade this settlement is expected to produce a maximum of 1.7 inches of differential 
settlement.  

Although the Specific Plan site is in a liquefaction zone, compliance with established regulations that are 
required for all projects in the City of Westminster would reduce liquefaction hazards. All future 
structures on the site are required to be constructed in accordance with the Uniform Building Code (with 
State of California modifications) and state seismic safety standards. Additionally, the City’s general plan 
states that compliance with Public Safety Policies VA1-2, VA1-3, and VA1-4 would reduce potential 
significant impacts to less-than-significant levels. The compliance with general plan policies is therefore 
required for this project and they are included as part of the project (Westminster 1996).  

General Plan Policies VA1-2 and VA1-3. During plan check, the applicant shall submit a geologic 
report to the City of Westminster Building Department to identify site conditions and potential seismic 
geologic hazards risk and recommend measures to reduce potential safety impacts. The project design 
and development shall incorporate all recommended measures outlined in the geologic report to ensure 
that safety is not compromised. 

General Plan Policy VA1-4. All grading and construction plans shall clearly indicate required mitigation 
measures. 

The geologic report submitted in support of the grading permit and building permit applications is 
required to include a liquefaction study and groundwater survey. The geologic report will be prepared by 
a California-registered geotechnical engineer and will provide criteria for design of foundations and 
underground walls and slabs, including waterproofing. The report will be prepared according to CDC’s 
Guidelines for Analyzing and Mitigating Seismic Hazards in California and will include results from a 
detailed field investigation, a geotechnical field investigation, and geotechnical laboratory testing (CDC 
1997b). The geologic report will also contain a groundwater survey of the entire site. The analysis will 
include information on any potential impact of groundwater on building and structural foundations and 
include proposed mitigation to avoid potential for groundwater intrusion within five feet of the bottom of 
the footings. 

Based on the geologic report completed for Saigon Villas (Planning Area E of the Specific Plan), 
liquefaction hazards on the site have an acceptable factor of safety for liquefaction resistance through 
the implementation of methods to prevent structural damage from liquefaction (MGTL 2004). Methods 
used for Saigon Villas included one or more of the following: 
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 excavation and removal or recompaction of potentially liquefiable materials 

 in-situ (i.e., in place) ground densification (e.g., compaction with vibratory probes, compaction 
grouting) 

 other types of ground improvement (e.g., permeation grouting, deep drains, structural fills, 
dewatering) 

 deep foundations (e.g., piles, piers) 

 reinforced shallow foundations (e.g., grade beams, rigid raft foundations) 

 design of structures to withstand predicted ground softening and vertical and lateral ground 
displacement 

The project applicants will complete a liquefaction and groundwater study as part of the geologic report 
and implement required measures. Liquefaction hazards would be less than significant. 

iv) Landslides? 

No Impact. The proposed project site is not susceptible to landslides. The flat terrain of the project site 
would reduce any risks to people and structures resulting from landslides. No project-related landslide 
impacts would occur and no further analysis is required. 

b) Result in substantial soil erosion or the loss of topsoil? 

Less Than Significant Impact. The proposed project would not create conditions that would result in 
substantial soil erosion. The project site is flat and currently developed with commercial and light industrial 
land uses. paved parking lots, and roads. Because of its lack of exposed soil and flat terrain, there is 
currently no soil erosion or loss of topsoil on the site. The buildout of the proposed project would not 
substantially increase the amount of exposed soil. Areas of public open space would be hardscaped and 
landscape pockets would be contained. Therefore, no soil erosion would occur during project operation. 

Exposed onsite soils would, however, be particularly prone to soil erosion impacts during the construction 
phase of each future project, especially during heavy rains. Construction activities that could increase 
erosion potential would involve grading, excavation, and hauling materials on and off the site. Project 
applicants are required to comply with the City’s erosion control plan policies, which specify best 
management practices (BMPs) for temporary erosion controls. The City’s erosion control plan policies that 
relate to the project are shown below. Prior to obtaining a grading permit, the applicant is required to prepare 
and submit an erosion control plan to the City of Westminster Engineering Department to reduce erosion of 
on- and offsite soils. The erosion control plan will include, but not be limited to, the following measures. 

 The contractor shall water the site at least twice daily to reduce potential wind erosion and fugitive 
dust impacts. 

 The contractor shall be responsible for implementing wheel washing for the construction vehicles 
and equipment leaving the site to reduce deposition soil into the public right-of-way. 

 During construction, the contractor shall implement street sweeping in the vicinity of the project at 
least once per week, or as deemed necessary by the City’s Building and Engineering Departments. 



 
4. Environmental Analysis 
 

Page 54  The Planning Center April 2010 

 During construction, the contractor shall implement the BMPs, as identified in the erosion control 
plan and Storm Water Pollution Prevention Plan.  

Project-related impacts to soil erosion and the loss of topsoil are less than significant and no additional 
analysis is required. 

c) Be located on a geologic unit or soil that is unstable, or that would become unstable as a result of 
the project, and potentially result in on- or off-site landslide, lateral spreading, subsidence, 
liquefaction, or collapse? 

Less Than Significant Impact. Construction and operation of the proposed project would not result in 
landslides, lateral spreading, subsidence, or collapse. The project site is atop Holocene and late Pleistocene 
alluvial fan deposits. Because the site and surrounding area are flat, risks to people and structures resulting 
from on- or offsite landslides would not occur. Lateral spreading typically occurs as a form of horizontal 
displacement of relatively flat-lying alluvial material toward an open area such as an open body of water, 
channel, or excavation area. Generally in soils, this movement is due to failure along a weak plane, and may 
often be associated with liquefaction. There are no creeks or open bodies of water on or near the site; 
therefore, the probability of lateral spreading occurring at the site during a seismic event is low (MGTL 2004). 

Collapsible soils consist of loose, dry, low-density materials that collapse and compact under the addition of 
water or excessive loading. The proposed project site consists of artificial fill underlain by native soils of 
medium dense to dense silty to clean sands interbedded with fine grained moist to wet and stiff to hard silt 
and clay. The site is not characterized as having loose, dry, or low-density soils. The groundwater in the 
southeast portion of the Specific Plan site was found to be between four and six feet below ground surface. 
Collapsible soils were not identified as a risk for the site (Lowney Associates 2003).  

Subsidence of the ground surface has been reported in the alluvial basins where significant amounts of 
groundwater, often in an overdraft condition, are withdrawn from the local aquifer (Lofgren 1971). This results 
in a significant lowering of the groundwater levels, potentially resulting in subsidence of the ground surface. 
The proposed project would not require a substantial amount of groundwater and would not result in ground 
surface subsidence. 

The project site is in a liquefaction zone. There are sand layers (4 to 13 feet and 28 to 33 feet) that may 
liquefy during an earthquake over the life of the project. Liquefaction would cause up to 3.4 inches of 
settlement. Due to the relatively level nature of the subgrade this settlement is expected to produce a 
maximum of 1.7 inches of differential settlement. Shrinkage of fill material and native alluvial materials is 
expected to range from 5 to 15 percent (MGTL 2004). 

Compliance with established regulations that are required for all projects in the City of Westminster would 
reduce unstable soil impacts to less than significant. All future structures on the site are required to be 
constructed in accordance with the Uniform Building Code (with State of California modifications) and state 
seismic safety standards. Additionally, the City’s general plan states that compliance with Public Safety 
Policies VA1-2, VA1-3, and VA1-4 would reduce potential significant impacts to less-than-significant levels. 
Compliance with these general plan policies is therefore required for this project and they are included as 
part of the project (City of Westminster 1996). Project-related landslide, lateral spreading, subsidence, 
liquefaction, or collapsible soil impacts would be less than significant. 
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d) Be located on expansive soil, as defined in Table 18-1-B of the Uniform Building Code (1994), 
creating substantial risks to life or property? 

Less Than Significant Impact. Expansive soils swell when they become wet and shrink when they dry out, 
resulting in the potential for cracked building foundations and, in some cases, structural distress of the 
buildings themselves. Expansive soils are not suitable for building foundations as they tend to be 
compressible and do not provide adequate support. Approximately 25 per cent of Westminster is underlain 
by soils with expansive or noncohesive properties. These soils occur in the northwestern corner and 
southeastern portion of the city (City of Westminster 1996). Although exact composition of the onsite soils is 
unknown, the project site is located outside areas identified as having expansive soils. Based on the review 
of the onsite soil types and a review of the Soil Survey of Orange County, the site is not on expansive soil. 
Standard grading technologies and compliance with current grading requirements in accordance with the 
seismic requirements of the California Building Code (CBC), CCR Title 24, and Division of State Architect 
seismic safety requirements would reduce impacts from expansive soils to a less than significant level. 
Project-related expansive soil impacts are less than significant. 

e) Have soils incapable of adequately supporting the use of septic tanks or alternative waste water 
disposal systems where sewers are not available for the disposal of waste water? 

No Impact. Development of the proposed project would not require the installation of a septic tank or 
alternative wastewater disposal system. The project would use the local sewer system. Therefore, no impacts 
would result from septic tank or other onsite wastewater disposal systems and no further analysis is required. 

4.7 GREENHOUSE GAS EMISSIONS 

a) Generate greenhouse gas emissions, either directly or indirectly, that may have a significant 
impact on the environment? 

Potentially Significant Impact. The proposed project would generate greenhouse gas emissions (GHG) 
during construction activities and from stationary and mobile sources associated with operation of future 
land uses. The Moran Street Specific Plan would allow retail, office, residential, and hotel building space, 
potentially increasing greenhouse gas emissions generated from construction activities, project-related 
traffic, and area sources. Project-related GHG emissions will be evaluated in the EIR. 

b) Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing the 
emissions of greenhouse gases? 

Potentially Significant Impact. The project would increase traffic and building densities on the site and may 
conflict with GHG plans, policies, or regulations. The EIR will evaluate the projects compliance with GHG 
plans, policies, or regulations, such as CARB’s Scoping Plan.  

4.8 HAZARDS AND HAZARDOUS MATERIALS 

a) Create a significant hazard to the public or the environment through the routine transport, use or 
disposal of hazardous materials? 

Less Than Significant Impact. The proposed project would not result in the routine transport, use, or 
disposal of hazardous materials. During construction, hazardous substances typically used in construction, 
including paints, solvents, and cleaners, would be transported and used onsite. Grading and construction 
activities would also require the transport, storage, handling, use, and disposal of hazardous materials such 
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as fuels and greases for the fueling and servicing of construction equipment. Although these types of 
materials are not acutely hazardous, they are classified as hazardous materials and may create the potential 
for accidental spills, which could affect workers and possibly future residents. 

Hazardous materials handling on the project site over the long-term construction of the project may result in 
soil and groundwater contamination from accidental spills. Depending on the size of each future project on 
the Specific Plan site, implementation of a Storm Water Pollution Prevent Plan (SWPPP) and Monitoring 
Program would be required. The SWPPP is a state requirement under the National Pollution Discharge 
Elimination System (NPDES) permit for construction sites over one acre. The SWPPP identifies potential 
sources of pollution from the project that may affect the quality of stormwater discharge, and requires that 
BMPs be implemented to prevent contamination at the source. By implementing BMPs during construction 
activities, accidental spills of hazardous materials would be contained, and soil and groundwater 
contamination would be minimized or prevented. Under the NPDES permit, significant redevelopment 
projects are required to prepare and implement a project-specific water quality management plan (WQMP). 
Impacts from use of hazardous materials during construction activities would be less than significant. 

The Specific Plan would be implemented over time as the market dictates; therefore, some existing uses 
such as automotive service facilities may remain onsite while other uses such as residential units are 
developed. During operation, existing uses would continue to transport, use, or dispose of hazardous 
materials such as cleaning solvents, waste oil, and sludge. Several regulations govern the transport, use, 
and disposal of hazardous materials in Orange County. Existing and future businesses on the site that 
handle hazardous materials are required to submit a Hazardous Materials Business Plan to the Orange 
County Environmental Health Division. Preparation and implementation of the Business Plan would minimize 
accidental release of hazardous materials into the environment. Hazardous materials handling impacts would 
be less than significant. 

The storage, handling, and disposal of hazardous materials are regulated by the Environmental Protection 
Agency, Occupational Safety & Health Administration (OSHA), OCFA, and the Orange County Environmental 
Health Department. Compliance with applicable laws and regulations governing the use, storage, and 
transportation of hazardous materials would minimize the potential for safety impacts to occur and would 
ensure that all potentially hazardous materials are used and handled in an appropriate manner. Impacts 
related to the routine transport, use, or disposal of hazardous materials would be less than significant and no 
further analysis is required.  

b) Create a significant hazard to the public or the environment through reasonably foreseeable upset 
and accident conditions involving the release of hazardous materials into the environment? 

Less than Significant Impact. The project is not expected to result in upset or accidents involving the 
release of hazardous materials. Acutely hazardous materials, which are defined as having the potential to 
cause severe biological harm or death soon after a single exposure or dose, would not be used, stored, or 
disposed of on- or offsite. Existing and future land uses would not use acutely hazardous materials.  

Oil and diesel. Most of the hazardous substance generators on site include auto repair/service/parts 
facilities that generate waste oil, mixed oil, separation sludge, solvent mixtures, and other organic solids. 
These substances are recycled offsite or disposed of properly. Additionally, the fire station has underground 
diesel storage tanks. No violations are listed for any onsite facilities. Prior to the urban development of 
Westminster, the majority of the City was used for agricultural purposes during a time of persistent pesticide 
usage; therefore, onsite soils may have residual pesticides.  
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Lead-Based Paint and Asbestos-Containing Materials. Structures on the site were built before 1978 and 
may contain lead-based paint (LBP) or asbestos-containing materials (ACMs). During removal of these 
buildings, LBP and ACMs may be released. Prior to demolition, buildings would be assessed for the 
presence LBP and ACM. Removal of ACMs would comply with state and federal regulations, including South 
Coast Air Quality Management District (SCAQMD) Rule 1403. Rule 1403 specifies work practice requirements 
to limit asbestos emissions from building demolition activities, including the removal and associated 
disturbance of ACM. The requirements for demolition activities include asbestos surveying, notification, ACM 
removal procedures and time schedules, ACM handling and cleanup procedures, and storage, disposal, and 
landfilling requirements for asbestos-containing waste materials.  

Removal of lead paint, should it be found in buildings, would comply with OSHA Rule 29 CFR Part 1926. The 
OSHA rule establishes standards for occupational health and environmental controls for lead exposure. The 
standard also includes requirements addressing exposure assessment, methods of compliance, respiratory 
protection, protective clothing and equipment, hygiene facilities and practices, medical surveillance, medical 
removal protection, employee information and training, signs, recordkeeping, and observation and 
monitoring. Because 29 CFR Part 1926 is an existing federal law, compliance is mandatory. Furthermore, 
Title 17, CCR, Division 1, Chapter 8, identifies procedures for accreditation, certification, and work practices 
for lead-based paint and lead hazards. Section 36100 thereof specifically sets forth requirements for lead-
based paint abatement in public and residential buildings. 

Agricultural Use. The site may have been used for agricultural purposes during the time of persistent 
pesticide usage, and soil at the site may have residual pesticides. Soil sampling to assess if residual 
pesticides are present in the surface soil is an option. There are no county, state, or federal laws requiring 
sampling of a site to evaluate for residual pesticides; therefore, sampling and analysis for pesticides are 
recommended as an option and not a requirement. If testing is done, it should be conducted by a qualified 
environmental consultant and should identify if residual persistent organochlorine pesticides are in quantities 
above California Human Health Screening Levels established by CalEPA in January 2005.  

Various federal and state regulations and programs regulate the use, storage, and transportation of 
hazardous materials. Several of the existing federal and state programs are summarized below.  

Comprehensive Environmental Response, Compensation and Liability Act. The Comprehensive 
Environmental Response, Compensation and Liability Act of 1980 (CERCLA) is a regulatory law developed to 
protect the water, air, and land resources from the risks created from past chemical disposal practices. This 
law is also referred to as the Superfund Act and regulates sites on the National Priority List (NPL), which are 
referred to as Superfund Sites. 

Emergency Planning and Community Right-to-Know Act. The primary purpose of the federal Emergency 
Planning and Community Right-to-Know Act (EPCRA) of 1986 is to inform communities and citizens of 
chemical hazards in their areas. Sections 311 and 312 of the EPCRA require businesses to report to state 
and local agencies regarding the location and quantities of chemicals stored on-site. Under Section 3131 of 
EPCRA, manufacturers are required to report chemical releases for more than 600 designated substances. In 
addition to releases of chemicals, the facilities are also required to report off-site transfers of waste for 
treatment or disposal at separate facilities, pollution prevention measures, and activities related to chemical 
recycling. The EPA maintains the Toxic Release Inventory (TRI) database to document this information, 
which is reported annually by regulated facilities.  

Resource Conservation and Recovery Act. The Resource Conservation and Recovery Act (RCRA) is the 
principal federal law that regulates generation, management, and transportation of waste materials. 
Hazardous waste management includes the treatment, storage, and disposal of hazardous waste.  
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Hazardous Materials Release Notification. Many state statutes require emergency notification of a 
hazardous chemical release. These statutes include:  

 Health and Safety Codes §§ 25270.7, 25270.8, and 25507 
 Vehicle Code § 23112.5 
 Public Utilities Code § 7673, (PUC General Orders #22-B, 161) 
 Government Code § 51018, 8670.25.5 (a) 
 Water Codes §§1 3271, 13272 
 California Labor Code § 6409.1 (b)10 

Requirements for immediate notification of all significant spills or threatened releases cover owners, 
operators, persons in charge, and employers. Notification is required regarding significant releases from 
facilities, vehicles, vessels, pipelines, and railroads. In addition, all releases that result in injuries or worker 
being harmfully exposed must be immediately reported to Cal/OSHA (CA Labor Code § 6409.1 (b)). 

Hazardous Materials Disclosure Programs. The Unified Program administered by the State of California 
consolidates, coordinates, and makes consistent the administrative requirements, permits, inspections, and 
enforcement activities for the environmental and emergency management programs, which include 
Hazardous Materials Release Response Plans and Inventories (Business Plans), the California Accidental 
Release Prevention (CalARP) Program, and the Underground Storage Tank Program. The Unified Program is 
implemented at the local government level by Certified Unified Program Agencies (CUPAs). The CUPA with 
responsibility for the City of Westminster is the County of Orange Environmental Health Department.  

Hazardous Materials Business Plans. Both the federal government (Code of Federal Regulation) and the 
State of California (California Health and Safety Code) require all businesses that handle more than a 
specified amount of hazardous or extremely hazardous materials, termed a “reporting quantity,” to submit a 
Hazardous Material Business Plan to its CUPA.  

Business plans must include an inventory of the hazardous materials at the facility. Businesses are required 
to update their business plan at least once every three years and the chemical portion of their plan every 
year. Also, business plans are required to include emergency response plans and procedures to be used in 
the event of a significant or threatened significant release of a hazardous material. These plans need to 
identify the procedures for immediate notification of all appropriate agencies and personnel, identification of 
local emergency medical assistance appropriate for potential accident scenarios, contact information for all 
company emergency coordinators of the business, a listing and location of emergency equipment at the 
business, an evacuation plan, and a training program for business personnel. 

California Accidental Release Prevention Program. The CalARP became effective on January 1, 1997, in 
response to Senate Bill 1889. The CalARP aims to be proactive and therefore requires businesses to prepare 
Risk Management Plans (RMP). 

Leaking Underground Fuel Tanks. Leaking underground storage tanks (LUST) have been recognized since 
the early 1980s as the primary cause of groundwater contamination by gasoline compounds and solvents. In 
California, regulations aimed at protecting against UST leaks have been in place since 1983 (California 
Health and Safety Code), one year before the RCRA was amended to add Subtitle I, which required UST 
systems to be installed to prevent future leaks (Code of Federal Regulations). The State Water Resources 
Control Board (SWRCB) has been designated the lead regulatory agency in the development of UST 
regulations and policy. 
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Older tanks are typically single-walled steel tanks. Many of these have leaked as a result of corrosion and 
detached fittings. As a result, the State of California required the replacement of older tanks with new double-
walled, fiberglass tanks with flexible connections and monitoring systems. UST owners were given 10 years 
to comply with the new requirements, and the deadline was December 22, 1998. However, many UST 
owners did not act by the deadline, so the state granted an extension for the Replacement of Underground 
Storage Tanks program to January 1, 2002. Tanks that have not been replaced are out of compliance with 
this requirement. The SWRCB, in cooperation with the Office of Emergency Services, maintains an inventory 
of leaking underground fuel tanks in a statewide database.  

Superfund Amendments and Reauthorization Act. In 1986, Congress passed the Superfund Amendments 
and Reauthorization Act (SARA). Title 5 of this regulation requires that each community establish a Local 
Emergency Planning Committee (LEPC) that is responsible for developing a chemical emergency plan. The 
emergency plan is reviewed by the State Emergency Response Commission (SERC) and publicized 
throughout the community. The LEPC is required to review, test, and update the plan each year. 

California Code of Regulations Title 22, Division 4.5. Title 22, Division 4.5 of the California Code of 
Regulations (CCR) sets forth the requirements with which hazardous-waste generators, transporters, and 
owners or operators of treatment, storage, or disposal facilities must comply. These regulations include the 
requirements for packaging, storage, labeling, reporting, and general management of hazardous waste prior 
to shipment. In addition, the regulations identify standards applicable to transporters of hazardous waste. 
These regulations specify the requirements for transporting shipments of hazardous waste, including 
manifesting, vehicle registration, and emergency accidental discharges during transportation. 

Clean Water Act. The proposed project is subject to federal permit requirements under the CWA. In 1972 
the Federal Water Pollution Control Act (later referred to as the CWA) was amended to require that the 
discharge of pollutants to waters of the United States from any point source be effectively prohibited, unless 
the discharge is in compliance with a National Pollutant Discharge Elimination System permit. In 1987 the 
CWA was again amended to add Section 402(p), requiring that the EPA establish regulations for the 
permitting of stormwater discharges by municipal and industrial facilities and construction activities under the 
NPDES permit program.  

The CWA authorizes the EPA to permit a state to serve as the NPDES permitting authority in lieu of the EPA. 
The State of California has in lieu authority for a NPDES program. The Porter-Cologne Water Quality Control 
Act (Cal. Water Code § 13000 et seq.) authorizes the SWRCB, through the California Regional Water Quality 
Control Board (RWQCB), to regulate and control the discharge of pollutants into waters of the State. The 
SWRCB entered into a memorandum of agreement with the EPA on September 22, 1989, to administer the 
NPDES program governing discharges to waters of the United States.  

In addition, the CWA requires the states to adopt water quality standards for water bodies and have those 
standards approved by the EPA. Water quality standards consist of designated beneficial uses for a 
particular water body (e.g., wildlife habitat, agricultural supply, fishing), along with water quality objectives 
necessary to support those uses. Water quality objectives can be numerical concentrations or levels of 
constituents, such as lead or suspended sediment, or narrative statements that represent the quality of water 
needed to support a particular use. 

Orange County Fire Authority. The OCFA conducts Uniform Fire Code inspections and assists in reducing 
risks associated with the use of hazardous materials in the community. The OCFA also has a dedicated 
hazardous materials response team. The hazardous materials control and safety programs and available 
emergency response resources of the OCFA, along with OCFA periodic inspections to ensure regulatory 
compliance, reduce the potential risk associated with nearby commercial and industrial businesses. 
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With compliance with existing federal, state, and local requirements, impacts related accidental release of 
hazardous materials would be less than significant and no further analysis is required.  

c) Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, or 
waste within one-quarter mile of an existing or proposed school? 

Less Than Significant Impact. Murdy Elementary School is approximately a quarter-mile northeast of the 
site, at the corner of Bushard Street and Lexington Avenue. The operation of the proposed urban mix of land 
uses on the project site would not involve the handling or emission of hazardous or acutely hazardous 
materials. The proposed project would permit the development of residential, retail, and office land uses. 
These uses are not expected to use significant quantities of hazardous materials or generate hazardous 
emissions. Preparation and implementation of the Business Plan and compliance with SCAQMD Rule 212 
would minimize accidental release of hazardous materials into the environment. Hazardous emission 
impacts would be less than significant and no further analysis is required. 

d) Be located on a site which is included on a list of hazardous materials sites compiled pursuant to 
Government code Section 65962.5 and, as a result, would it create a significant hazard to the 
public or the environment? 

Less than Significant Impact. Existing uses of the proposed project site include some industrial businesses 
(automotive repair shops), and portions of the project site are zoned for commercial/industrial use. A search 
of available environmental records was conducted for the project area (EDR 2004.). The database search 
was conducted for areas within one mile of the project site. As part of the government records search, 
several databases were accessed, including Resource Conservation and Recovery Act (RCRIS); Facility 
Index Systems/Facility Identification Initiative Program Summary Report (FINDS); Hazardous Waste 
Information System (HAZNET); and Hazardous Substances Storage Container Database (UST HIST). These 
sources recognize locations that generally store, transfer, or use hazardous and potentially hazardous 
materials. The Environmental Data Resources report meets the government records search requirements of 
the American Society of Testing and Materials Standard Practice for Environmental Site Assessments. The 
review of governmental regulatory agency databases revealed 35 facilities on the site and within a 0.25-mile 
radius of the project site.  

Table 3 lists the onsite locations of hazardous materials, the databases in which they are listed, and 
information regarding the substances or materials on those sites.  
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Table 3   
Nearby Hazardous Substances or Materials 

Name Address Listed Violations/Information 

PLT 15185 Moran Street HAZNET 
Generates unspecified solvent mixture. 
Recycled offsite. No violations listed. 

Pacific Coast Painting 15181 Moran Street RCRIC-SQG; FINDS 
Small-quantity generator. No violations 
found. 

Bolsa Auto Repair & Muffler 15175 Moran Street HAZNET 
Generates waste oil and mixed oil. Recycled 
offsite. No violations listed. 

Weld Right 15201 Moran Street RCRIC-SQG; FINDS Small quantity generator. No violations found. 
Jacobsons Mobile Auto Tune 15167 Moran Street RCRIC-SQG; FINDS Small quantity generator. No violations found. 

Da Tai Auto Repair 15165 Moran Street HAZNET 
Generates aqueous solution 10% organic 
residues. Recycled offsite. No violations 
listed. 

1X Westminster Industrial 
Venture 150205 Moran Street HAZNET 

Generates waste oil and mixed oil. Recycled 
offsite. No violations listed. 

ABC Auto Repair 15159 Moran Street HAZNET 
Generates waste oil and mixed oil. Recycled 
offsite. No violations listed. 

California Metal Systems Inc. 15131 Moran Street HAZNET; UST 
Generates waste oil/water, separation sludge, 
and mixed oil. Recycled offsite. No violations 
listed. 

Cal Metal Systems, a Cal Corp. 15131 Moran Street FINDS; EMI No violations listed. 

A&D Auto Body 15109 Moran Street HAZNET; LOCAL 
Generates solvent mixture waste and other 
organic solids. Recycled offsite. No violations 
listed. 

Mueller Pipeliners Inc.  15082 Moran Street HAZNET 
Generates waste oil and mixed oil. Recycled 
off site. No violations listed. 

Atlantic Auto Parts & Repair 15081 Moran Street HAZNET 
Generates solvent mixture waste and other 
organic solids. Recycled offsite. No violations 
listed. 

Orange County Fire Station # 66 15061 Moran Street 
UST; HIST UST; 

LUST Cortese; CA 
FID UST 

Minor leaking from diesel underground 
storage tanks. No action required. Case 
closed.  

N Q Design 15058 Moran Street CLEANERS No violations listed. 

Alex Datsun SVC 15058 Moran Street RCRIS-SQG; FINDS 
Small-quantity generator. No violations 
found. 

Allstar Manufacturing 15171 Weststate Street 
RCRIS-SQG; FINDS; 

HAZNET 
Small-quantity generator. No violations 
found. 

 

The types of facilities listed are typically found in urban areas and are not considered a danger to the health 
of persons who would reside at the proposed project. Additionally, no businesses operating within 0.25 mile 
of the project site had a significant release or mishandling of any hazardous substances. Therefore, hazard 
impacts are considered less than significant. 

e) For a project located within an airport land use plan or, where such a plan has not been adopted, 
within two miles or a public airport or public use airport, would the project result in a safety hazard 
for people residing or working in the project area? 

No Impact. The proposed project would not be within two miles of a public airport, nor would it be within a 
public airport land use plan. The nearest public use airport is Orange County/John Wayne Airport in Santa 
Ana, approximately 7.2 miles to the southeast. Since the project would not subject people living or working in 
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the project area to any hazards related to the use of the airport, no project-related airport safety hazard 
impacts would occur and no further analysis is required.  

f) For a project within the vicinity of a private airstrip, would the project result in a safety hazard for 
people residing or working in the project area? 

No Impact. Safety hazards related to private airstrips would not occur as result of the proposed project. The 
project site is approximately 1.75 miles east of a privately owned heliport at the intersection of Hoover Street 
and Bolsa Avenue (AirNav 2009). Due to the distance of the project site from the heliport and the flight 
patterns of helicopters during take-offs and landings, the people residing or working in the proposed project 
area would not be put at risk. No project-related private airstrip impacts would occur and no further analysis 
is required. 

g) Impair implementation of or physically interfere with an adopted emergency response plan or 
emergency evacuation plan? 

Less Than Significant Impact. The proposed Specific Plan buildout would not interfere with emergency 
response or evacuation plans. The guidelines and standards of the specific plan would maintain street 
dimensions to allow for emergency vehicle access. Individual businesses would also maintain their own 
emergency evacuation plans, which would not be impacted by the proposed project. The City maintains an 
emergency operations plan, which outlines the City’s planned response to emergency situations involving 
natural disasters, technological incidents, and nuclear defense operations (City of Westminster 1996). The 
plan identifies the emergency management organization as being responsible for emergency support and 
protection. OCFA provides emergency medical and fire protection support, and the Westminster Police 
Department is responsible for coordinating law enforcement and traffic control operations in emergency 
situations. The project would not affect the existing emergency service operations. Project-related 
emergency response and evacuation impacts would be less than significant and no further analysis is 
required. 

h) Expose people or structures to a significant risk of loss, injury or death involving wildland fires, 
including where wildlands are adjacent to urbanized areas or where residences are intermixed 
with wildlands? 

No Impact. Wildland fires would not be a substantial risk at the proposed project site. The site is completely 
urbanized and is surrounded by urban commercial and residential uses. There are no wildland areas on or 
adjacent to the site. No project-related wildland fire impacts would occur and no further analysis is required.  

4.9 HYDROLOGY AND WATER QUALITY 

a) Violate any water quality standards or waste discharge requirements? 

Less than Significant Impact. Long-term operational impacts on water quality are not anticipated because 
the project would not increase the amount of impervious surfaces or increase polluted runoff.  The Specific 
Plan project may increase some short-term impacts from runoff of water and sediments during construction 
of the project.  

During construction, sediment from erosion is the pollutant most frequently encountered. Additionally, a 
typical construction site uses many substances and materials, such as gasoline, oils, grease, solvents, and 
lubricants, along with concrete, trash, and sanitary wastes, that could be washed into storm drains during 
heavy rains. These substances and materials can be hazardous to aquatic life should they enter a waterway.  
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Potential Dewatering Activities. Impacts to surface water quality may occur during possible dewatering 
activities. Because the specific plan permits several types of parking structure, including subterranean, and a 
variety of land uses, future development that is constructed below grade may be subject to shallow 
groundwater levels and may be inundated by groundwater. Dewatering may be required to construct below-
grade structures to lower the water table at the site of the foundation to make construction possible. Any 
below-grade structures would be sealed to be impermeable to possible surrounding groundwater 
inundation.  

As discussed in Section 5.5, Geology and Soils, prior to the issuance of grading permits, individual project 
applicants will submit a groundwater survey as part of the geologic report. Wastewater generated as a part of 
dewatering would be discharged to the sanitary sewer for treatment at a wastewater treatment plant, if 
possible. If dewatering discharge to surface waters is unavoidable, before issuance of a grading permit and 
any dewatering activities, project applicants are required to comply with several water quality regulations to 
ensure discharges do not significantly degrade surface water quality. Water would be tested for required 
constituants (chemicals), and if water exceeds established limits then pretreatment may be required prior to 
discharge.  

The proposed project would be required to comply with NPDES Permits Program and City of Westminster 
requirements for stormwater discharge during construction and operations. Under the County of Orange 
NPDES permit issued by the RWQCB, Santa Ana Region (SARWQCB), for stormwater discharges from 
municipal separate storm sewer systems (MS4), the City of Westminster is required to ensure that 
discharges from its municipal storm drain systems do not cause or contribute to exceedances of receiving 
water quality standards (designated beneficial uses and water quality objectives) for surface waters or 
groundwater.  

A Water Quality Management Plan (WQMP) must be prepared for any project that involves “significant 
redevelopment” (Orange County Public Works 2009). Significant redevelopment is defined as projects that 
include the addition or replacement of 5,000 square feet or more of impervious surface on a developed site. 
Because the site is almost entirely impervious surfaces, the proposed project is expected to replace more 
than 5,000 square feet of impervious surfaces on the site. The WQMP will identify a program for the 
implementation of specific structural and nonstructural BMPs to address water quality issues so that 
predictable runoff is controlled. The WQMP will identify the location and type of structural BMPs that 
“infiltrate, filter, or treat” either the volume or flow rate of stormwater runoff. In compliance with WQMP 
requirements, future applicants would submit final detailed project designs to the City Engineer for approval.  

Also, implementation of the proposed project would require coverage under the General Permit for 
Discharges of Storm Water Associated with Construction Activity (Construction General Permit, 99-08-DWQ) 
(SARWQCB 2009). As part of coverage under the Construction General Permit, a SWPPP must be developed 
to control construction-related runoff. In compliance with SWPPP requirements, future applicants would 
prepare a SWPPP and provide proof that a Notice of Intent (NOI) to file a NPDES permit was filed with the 
SARWQCB. Project-related water quality impacts would be less than significant and no further analysis is 
required. 

b) Substantially deplete groundwater supplies or interfere substantially with groundwater recharge 
such that there would be a net deficit in aquifer volume or a lowering of the local groundwater 
table level (e.g., the production rate of pre-existing nearby wells would drop to a level which would 
not support existing land uses or planned uses for which permits have been granted)? 

Less Than Significant Impact. The project would not substantially deplete groundwater supplies. The 
proposed project would not reduce the amount of onsite pervious surface and it would not substantially 
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increase the use of local groundwater. The project site is currently developed with buildings, parking lots, 
and roadways. There are a few areas of landscaping adjacent to buildings or in parking lots, but they are not 
large enough to provide groundwater recharge.  

The project-related demand for groundwater would not be increased by an amount that would lower local 
groundwater levels. The proposed project would require approximately 76,633 additional gallons of water 
per day (82.5 acre-feet per year) over existing uses. Approximately 70 percent of the City’s water supply 
comes from the groundwater (Orange County Groundwater Basin) supplied by the Orange County Water 
District (OCWD) and 30 percent from Metropolitan Water District of Southern California (MWD) sources. The 
groundwater basin is recharged by the Orange County Sanitation District from over two dozen separate 
facilities, covering over 1,000 acres (OCWD 2008a).  

Groundwater used in Westminster is not pumped directly from the groundwater basin below the project site. 
Implementation of the project would not create a substantial demand on groundwater sources and would not 
significantly change the amount of groundwater available and pumped from local wells. The project does not 
involve the direct withdrawal of groundwater for municipal use and would not substantially interfere with 
recharge capabilities. Impacts to groundwater wells would be less than significant. 

Because future buildings may be below grade and subject to shallow groundwater levels, during 
construction, an unknown amount of dewatering may be required to set the footings, foundation, and walls. 
Additionally, a small amount of ongoing dewatering may be required to address possible leakage and minor 
surface water inundation during operation. Dewatering would not deplete overall groundwater supplies 
because groundwater used in Westminster is not pumped directly from the groundwater basin below the 
project site.  

Additionally, the possible intrusion of future buildings into the groundwater level would not obstruct or restrict 
the water flow. The size of any future building compared to the large size of the groundwater layer is 
considered negligible. Impacts to groundwater level, flow, and recharge are therefore considered to be less 
than significant. 

c) Substantially alter the existing drainage pattern of the site or area, including through the alteration 
of the course of a stream or river, in a manner which would result in a substantial erosion or 
siltation on- or off-site. 

Less Than Significant Impact. The project would not alter the existing drainage pattern of the site or cause 
substantial erosion or siltation. The project site is currently developed with buildings, parking lots, and 
roadways. There are no areas of open space and all drainage is directed to the City’s stormwater system. 
Construction activities could increase erosion potential during the grading, excavation, and hauling of 
materials on and off the site. This would result in onsite soils being prone to soil erosion impacts, especially 
during heavy rains. The project is required to comply with the conditions of the BMPs. The future applicants 
are required to submit a WQMP and an Erosion Control Plan identifying all appropriate routine and minimum 
structural and nonstructural BMPs as part of the SWPPP. Project-related drainage (erosion or siltation) 
impacts would be less than significant and no further analysis is required.  

d) Substantially alter the existing drainage pattern of the site or area, including through the alteration 
of the course of a stream or river, or substantially increase the rate or amount of surface runoff in 
a manner which would result in flooding on- or off-site? 

Less Than Significant Impact. The project would generate approximately the same amount of stormwater 
flowing off the site during wet weather conditions as the site does currently; therefore, existing drainage 
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facilities are expected to have adequate capacity to accommodate stormwater flows from the site 
development without contributing to flooding. The project site is currently developed with buildings, parking 
lots, driveways, roads, and other impervious surfaces. There are no areas of open space and all drainage is 
directed to the City’s stormwater system. The existing storm drain system currently directs stormwater flows 
to the East Garden Grove Wintersburg Channel. The proposed project would not alter any streams or rivers, 
or substantially increase the rate or amount of surface runoff. Flooding impacts would be less than significant 
and no further analysis is required. 

e) Create or contribute runoff water which would exceed the capacity of existing or planned storm 
water drainage systems or provide substantial additional sources of polluted runoff? 

Less than Significant Impact. The majority of the project site is currently covered with impervious surfaces, 
including buildings, parking lots, roadways, and walkways. All stormwater runoff from the project site flows 
across paved surfaces to the catch basins at the south end of the site. The existing onsite storm drain system 
consists of two catch basins at the intersections of Moran Street and Bishop Place, and the Asian Garden 
Mall exit and Bishop Place. Stormwater that flows into these two catch basins drains to storm drains that run 
south to the East Garden Grove Wintersburg Channel, which drains southwest to the Ocean View Channel, 
then drains west to the Pacific Ocean. The Saigon Villas, on the southeast corner of the project site, drains 
separately to the East Garden Grove Wintersburg Channel.  

Long-term operational impacts on stormdrains are not anticipated because the project would not increase 
the amount of impervious surfaces on the site, and therefore would not increase the amount of stormwater 
runoff from the site. Existing stormdrains are adequately sized to convey stormwater from the site and 
surrounding community, therefore stormdrains are anticipated to be appropriately sized for future project 
buildout. Improvements may be needed to upgrade the existing storm drain system; however the system 
does not require new facilities or expansion of existing facilities to convey project-related future flows. No 
significant environmental effects would occur from construction of new or expanded storm drain facilities.  

The proposed Specific Plan project would not contribute substantial additional sources of polluted runoff to 
the storm drain system. Over time as each component of the Specific plan is developed new water quality 
features would be constructed to ensure project applicants are required to comply with several water quality 
regulations to ensure discharges do not significantly degrade surface and groundwater quality. Compared to 
existing conditions, compliance with these regulations would improve water quality. 

f) Otherwise substantially degrade water quality? 

No Impact. Water quality would not otherwise be degraded as a result of the proposed project. No 
additional project-related impacts to water quality would occur and no further analysis is required. 

g) Place housing within a 100-year flood hazard area as mapped on a federal Flood Hazard Boundary 
or Flood Insurance Rate Map or other flood hazard delineation map? 

No Impact. The project site is not in a 100-year flood hazard zone (FEMA 2009). The project site is located in 
Flood Zone X, which is outside a 100-year flood hazard area. There would be no structures placed in a 100-
year floodplain and no project-related impacts regarding the placement of housing in 100-year floodplains 
would occur. No additional analysis is necessary. 
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h) Place within a 100-year flood hazard area structures which would impede or redirect flood flows? 

No Impact. The project would not expose people to significant flooding hazards. Westminster is located 
within the alluvial plains of the San Gabriel and Santa Ana Rivers, which are both outside City limits. The 
project site is located in Flood Zone X, which means it is outside a 100-year flood hazard area zone (FEMA 
2009). There would be no structures placed in a 100-year floodplain; therefore, no impacts would occur and 
no additional analysis is required.  

i) Expose people or structures to a significant risk of loss, injury or death involving flooding, 
including flooding as a result of the failure of a levee or dam? 

Less than Significant Impact. The proposed project would not create hazardous conditions related to 
flooding, including flooding as a result of the failure of a levee or a dam. There are no large bodies of water in 
the vicinity of the project site, including dams or levees (Google Earth 2009; DWR 2010). Westminster is 
located entirely within the dam inundation zone of Prado Dam, approximately 20 miles northeast. Prado Dam 
is a flood control and water conservation project constructed and operated by the US Army Corps of 
Engineers, Los Angeles District. The entire city is within the 500-year flood zone; however, floods depths 
would be less than one foot in the event of dam failure (City of Westminster 1996). The Los Angeles District 
has begun construction to increase the capacity of the reservoir behind Prado Dam. The modifications to the 
dam are currently taking place and include three phases: 

 raising the height of the dam 30 feet, building a new intake tower, and constructing improvements to 
the dam’s outlet works;  

 constructing dikes in the basin to protect property; 

 raising the height of the adjacent spillway 20 feet. (USACE 2005) 

In the event of a dam failure, based on the distance to Prado Dam, the projected depth of potential 
floodwaters (less than one foot), and the emergency warnings that would be issued in the event of dam 
failure, the project would not expose people or structures to a significant risk of a 500-year flood event.  

j) Inundation by seiche, tsunami, or mudflow? 

No Impact. A seiche is a surface wave created when a body of water is shaken, usually by earthquake 
activity. Seiches are of concern relative to water storage facilities because inundation from a seiche can 
occur if the wave overflows a containment wall, such as the wall of a reservoir, water storage tank, dam or 
other artificial body of water. Thirteen dams in the greater Los Angeles area moved or cracked during the 
1994 Northridge earthquake. However, none were severely damaged. This low damage level was due in part 
to completion of the retrofitting of dams and reservoirs pursuant to the 1972 State Dam Safety Act. There are 
no reservoirs, dams, or other bodies of water near the project site that would cause damage by a seiche. 
(Google Earth 2009; DWR 2010). Project-related seiche impacts would not occur and no further analysis is 
required.  

Tsunamis are large oceanic waves caused by offshore earthquake events. Coastline communities are 
impacted by tsunamis when these waves are large enough to destroy buildings and structures. The project 
site is approximately 5.5 miles from the ocean and 42 to 53 feet above sea level (Lowney Associates 2003). 
The University of Southern California, the California Emergency Management Agency, and the California 
Geological Survey have mapped the tsunami inundation areas of Southern California. The proposed project 
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site is not within a tsunami inundation area (CDC 2009a). Additionally, there are no upgrade reservoirs or 
bodies of water. No project-related tsunami impacts would occur and no further analysis is required.  

Because of the flat topography of the project site, there is little potential for mudflows. Both the project site 
and the surrounding areas have flat terrain and mudflows would not occur. Project-related mudflow impacts 
would not occur and no further analysis is required. 

4.10 LAND USE AND PLANNING 

a) Physically divide an established community? 

No Impact. The project would not physically divide an established community. The proposed specific plan 
would allow for the development of retail, office, residential, and hotel land uses on the project site. These 
land uses would be consistent with the existing onsite and surrounding land uses. The phasing out of 
existing industrial land uses would improve the compatibility between land uses onsite and with adjacent 
land uses. As a result, no project-related impacts to established communities would occur. 

b) Conflict with any applicable land use plan, policy, or regulation of an agency with jurisdiction over 
the project (including, but not limited to the general plan, specific plan, local coastal program, or 
zoning ordinance) adopted for the purpose of avoiding or mitigating an environmental effect? 

Less Than Significant Impact. The proposed Moran Street Specific Plan would require revisions to the City 
of Westminster General Plan and zoning ordinance. The approval of the proposed Moran Street Specific Plan 
would change existing general plan land use designations (General Commercial and PD District) to PD and 
would rezone the site from C-M Commercial/Industrial, M-1 Light Industrial, C-2 General Business, and R-5 
Residential to Specific Plan. In order for the proposed specific plan to be carried out, the PD District overlay 
would require revisions to reflect new acreages, vehicle trips, and permitted land uses. The proposed 
Specific Plan would also eliminate the Parking Overlay since exclusive parking uses are no longer needed. 
Revisions to the general plan and zoning code would be completed as part of the proposed project. Project-
related impacts to land use plans, policies, or other regulations of a jurisdictional agency would be less than 
significant and no further analysis is required. 

c) Conflict with any applicable habitat conservation plan or natural community conservation plan? 

No Impact. The proposed project site is completely developed and does not provide natural habitat for 
biological resources. There are no habitat conservation plans (HCP) or natural community conservation 
plans (NCCP) on or near the project site (FWS 2010). Development of the proposed project would not 
interfere with any HCPs or NCCPs, no project-related impacts would occur, and no additional analysis is 
required.  

4.11 MINERAL RESOURCES 

a) Result in the loss of availability of a known mineral resource that would be a value to the region 
and the residents of the state? 

No Impact. The proposed project site is not used for mineral mining and it would not result in a loss of a 
valuable mineral resource for the region or state. The site is entirely urbanized and does not contain any 
known mineral resources. The County of Orange General Plan identifies three areas with mineral resource 
availability; none of these areas is on or near the project site (County of Orange 2005a). No project-related 
mineral resource availability impacts would occur and no further analysis is required.  
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b) Result in the loss of availability of a locally important mineral resource recovery site delineated on 
a local general plan, specific plan or other land use plan? 

No Impact. The proposed project would not result in a loss of a locally valuable mineral resource. The site is 
developed with retail, restaurant, and automotive repair uses, which would preclude the mining of mineral 
resources. Previous environmental analysis for the Saigon Villas identified the project area as being in the 
MRZ-3 mineral resource zone, which includes areas containing mineral deposits of unknown significance 
(Jones & Stokes 2004). The existing and proposed development would preclude the site from being used for 
mineral resource extraction. No project-related impacts to locally important mineral resources would occur 
and no further analysis is required. 

4.12 NOISE 

a) Exposure of persons to or generation of noise levels in excess of standards established in the 
local general plan or noise ordinance, or applicable standards of other agencies? 

Potentially Significant Impact. The proposed project could expose persons to noise levels in excess of 
standards established by the City of Westminster. Residential uses are considered sensitive receptors. The 
project site has residential uses to the east and south. These uses, along with on-site residential uses 
(Saigon Villas), would potentially be exposed to construction and operational noise (project-generated traffic) 
in excess of city standards.  

A detailed noise study will be conducted to identify impacts associated with exposure of persons to or 
generation of noise levels in excess of established standards, and impacts will be analyzed in the EIR. 
Specifically, the noise study will evaluate construction (short-term) and operational (long term) noise impacts 
associated with the proposed project. 

b) Exposure of persons to or generation of excessive groundborne vibration or groundborne noise 
levels? 

Potentially Significant Impact. In general, industrial projects, trains, or heavy trucks and buses can 
generate levels of groundborne vibration that are perceptible at vibration-sensitive land uses. The proposed 
project would result in the construction and operation of retail, commercial, office, and residential land uses. 
Therefore, operation of the Moran Street Specific Plan project would not generate substantial levels of 
vibration. However, construction activities can generate varying degrees of groundborne vibration, 
depending on the construction procedures and the equipment used. Construction equipment can generate 
vibration from vehicle travel as well as grading, pile driving, and other building construction activities. 
Ground-borne vibration can reach the levels that can damage very old or unstable buildings; however onsite 
buildings and anticipated construction activities are not anticipated to generate high intensity vibration.  
Construction activities have the potential to be perceptible at buildings close to the construction site. A 
detailed noise study will be conducted to identify impacts associated with exposure of persons to or 
generation of vibration and groundborne noise levels in excess of established standards, and impacts will be 
analyzed in the EIR. 

c) A substantial permanent increase in ambient noise levels in the project vicinity above levels 
existing without the project? 

Potentially Significant Impact. The proposed project could potentially result in a substantial permanent 
increase in ambient noise levels in the project vicinity above levels existing without the project. Operation-
related noise may lead to a permanent increase in ambient noise levels from mobile noise (increased traffic) 
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and stationary noise (higher density mix of land uses). Potential permanent increase in ambient noise will be 
further evaluated in the EIR. 

d) A substantial temporary or periodic increase in ambient noise levels in the project vicinity above 
levels existing without the project? 

Potentially Significant Impact. The project may generate a temporary or periodic increase in ambient noise 
levels. Short-term noise is associated with excavation, grading, and construction of buildings. Construction-
related noise could potentially impact existing residences in the vicinity of the project site. The potential for 
construction activities to generate substantial noise levels at on- and offsite noise-sensitive receptors will be 
further evaluated in the EIR. 

e) For a project located within an airport land use plan or, where such a plan has not been adopted, 
within two miles of a public airport or public use airport, would the project expose people residing 
or working in the project area to excessive noise levels? 

No Impact. The proposed project site is not within two miles of an airport runway or potential runway. The 
nearest public use airport is Orange County/John Wayne Airport in Santa Ana, approximately 7.2 miles to the 
southeast. Therefore, the proposed project would not expose people residing or working in the project area 
to excessive noise levels and no further analysis is required.  

f) For a project within the vicinity of a private airstrip, would the project expose people residing or 
working in the project area to excessive noise levels? 

No Impact. There are no private airstrips within two miles of the project site. Implementation of the proposed 
project would not expose people residing or working in the project area to excessive noise levels due to the 
operations of a private airstrip. No airstrip noise impacts would occur and no further analysis is required. 

4.13 POPULATION AND HOUSING 

a) Induce substantial population growth in an area, either directly (for example, by proposing new 
homes and businesses) or indirectly (for example, through extension of roads or other 
infrastructure)? 

Less Than Significant Impact. The proposed project would not directly or indirectly induce substantial 
population growth. The proposed project would allow for an increase in retail, office, and hotel space on the 
project site. Given the importance of this area for the City and the Vietnamese community, and that the 
proposed Specific Plan development concept would enhance and expand this areas as a focal point of 
social activity, personal services, and commerce locally, regionally, and nationally, it is not unlikely that this 
project would result in more people moving to the City.  

Additionally, the Moran Street Specific Plan would permit approximately 215 dwelling units with an estimated 
population of 741, based on Westminster’s average household size of 3.4 persons per household (DOF 
2009). This number represents a 0.8 percent increase to Westminster’s current population of 93,284. 

However, the above represents one scenario in terms of population growth. If market conditions dictate a 
different development concept, the City could permit additional residential units on the site. An increase to 
twice the residential units (430) would increase population by 1,482, which represents only a 1.6 percent 
increase in population growth. 
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The City of Westminster General Plan anticipates a buildout of 29,139 total dwelling units (City of 
Westminster 1996). Currently, there are approximately 27,444 dwelling units in the City (DOF 2009). The 
addition of 215 dwelling units would be within the City’s parameters for future buildout. The proposed project 
does not require the extension of roads or other public infrastructure and would not indirectly provide an 
avenue for population growth. Project-related population growth impacts would be less than significant and 
no further analysis is required.  

b) Displace substantial numbers of existing housing, necessitating the construction of replacement 
housing elsewhere? 

No Impact. Existing housing would not be displaced as a result of the proposed project. The only housing 
units on the project site are the recently completed Saigon Villas on the southeastern corner of the site. 
These units would remain as part of the proposed project. No project-related impacts to existing housing 
would occur and no further analysis is required. 

c) Displace substantial numbers of people, necessitating the construction of replacement housing 
elsewhere? 

No Impact. Existing populations would not be displaced as a result of the proposed project. The existing 
Specific Plan site currently consists of commercial-retail and automotive service uses. The only housing units 
on the project site are the recently completed Saigon Villas on the southeastern corner of the site. These 
units would remain as part of the proposed project. No residential buildings are located on the development 
site. No project-related impacts to existing population would occur and no further analysis is required. 

4.14 PUBLIC SERVICES 

Would the project result in substantial adverse physical impacts associated with the provision of new or 
physically altered governmental facilities, need for new or physically altered governmental facilities, the 
construction of which could cause significant environmental impacts, in order to maintain acceptable service 
ratios, response times or other performance objectives for any of the public services: 

a) Fire protection? 

Less than Significant Impact. The proposed project may increase the need for additional fire services. The 
OCFA provides fire and emergency services to the City of Westminster. OCFA operates Station 66 on the 
project site (15601 Moran Street). The next closest station (Station 25) is approximately one mile east of the 
project site at 8171 Bolsa Avenue in Midway City (OCFA 2010). 

The proposed project site is currently developed with commercial retail and industrial land uses. Pursuant to 
the Specific Plan, the project site would be converted over time from retail, restaurant, and automotive 
service to a pedestrian-oriented mixed-use district with retail, restaurant, entertainment, hotel, office, and 
residential. The increased density and mix of land uses are anticipated to increase the demand on fire 
service personnel and equipment. As part of the Specific Plan building placement, sidewalks, and pavement 
markings would reduce conflicts with pedestrian and vehicle traffic. The site plans must also go through a 
consistency review by the OCFA.  However, the proximity of the existing station from a public interface and 
emergency response standpoint for an area of increasingly high density and use couldn’t be better (Elmer 
2010).  
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The OCFA does not anticipate that the project would have a substantial adverse impact on fire protection. 
Project development is not expected to create a need for new or expanded fire station facilities. Impacts on 
fire protection would be less than significant and no further analysis is required.   

b) Police protection? 

Less Than Significant Impact. The proposed project would increase demand on police services. Police 
protection services are provided by the Westminster Police Department (WPD). The Westminster Police 
Department headquarters is located at the Westminster Civic Center, 8200 Westminster Avenue. The nearest 
substation to the project site is at 15492 Magnolia Avenue. The WPD’s staff includes 96 sworn officers; 
response time to emergency service calls is generally two to five minutes (Panella 2010). 

The proposed project site is currently developed with retail and industrial land uses. Pursuant to the Specific 
Plan, the project site would be converted over time from retail, restaurant, and automotive service to a 
pedestrian-oriented mixed-use district with retail, restaurant, entertainment, hotel, office, and residential. The 
increased density and mix of land uses are anticipated to increase the demand on police service. However, 
the WPD does not anticipate that the project would have a substantial adverse impact on police protection. 
Project development is not expected to create a need for new or expanded police facilities (Panella 2010). 
Impacts on police protection would be less than significant and no further analysis is required.  

c) Schools? 

Less than Significant Impact. The proposed project would not result in substantial adverse physical 
impacts associated with the provision of new or physically altered school facilities. The Specific Plan area is 
served by the Garden Grove Unified School District (GGUSD). The GGUSD encompasses 28 square miles of 
territory, serving most of Garden Grove and portions of six surrounding cities - Anaheim, Cypress, Fountain 
Valley, Santa Ana, Stanton, and Westminster (GGUSD 2010). GGUSD has 67 education facilities, including 
46 elementary schools, 10 middle schools, 7 high schools, 2 special education centers, and 2 continuation 
schools. For the 2008–09 academic year, total enrollment was 48,574 students.  

The proposed project would be within the attendance boundaries for Carrillo Elementary School, McGarvin 
Intermediate School, and La Quinta High School, and students living on the project site would go to one of 
these three schools (McCann 2010). Table 4 shows the recent and current enrollment numbers for these 
three schools.  
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Table 4   

Student Enrollment 

School 
Enrollment 
(2006–07) 

Enrollment 
(2007–08) 

Enrollment 
(2008–09) 

Enrollment 
 (2009–10) 

Carrillo Elementary School 724 709 671 665 
McGavin Intermediate School 692 725 748 766 
La Quinta High School 1,788 1,874 1,956 2,071 
Source: McCann 2010; Education Data Partnership 2010. 

 

Although there has been some decline in elementary student population, all three schools are experiencing 
overcapacity conditions, as shown in Table 5. 

 
Table 5   

Existing Student Capacity 

School Capacity Overcapacity*  
Carrillo Elementary School 350 90.0% 
McGavin Intermediate School 432 77.3% 
La Quinta High School 1,701 21.6% 
Source: McCann 2010 
*Based on 2009–2010 School Year Enrollment 

 

As shown in Table 6, the proposed project could generate between 183 and 385 students. Since the schools 
are already experiencing overcrowded conditions, Carrillo Elementary School, McGarvin Intermediate 
School, and La Quinta High School would all continue to be overcrowded with the addition of the project-
generated student population. 

 
Table 6   

Project-Related Student Generation 

 

Generation Rates (students/unit)1 Student Population2 
Single-Unit 
Attached Multifamily 

Single-Unit 
Attached Multifamily 

Elementary School (K–6) 0.982 0.463 211 100 
Middle School (7–8) 0.29 0.128 62 28 
High School (9–12) 0.52 0.258 112 55 

Student Total  385 183 
Source: McCann 2010  
Notes: 
1 The proposed project would include either multifamily (apartment) or single-unit attached (condo) or a combination of both.  
2 Project-related student generation is rounded to the nearest whole number. 

 

Overcapacity conditions are accommodated through the use of portable classrooms. The school district has 
plans to expand existing facilities but it does not have plans for constructing any new schools.  
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The need for additional school services is addressed by compliance with school impact assessment fees per 
SB 50. Payment of fees is considered full mitigation per California Government Code Section 65995(h) which 
states: 

The payment or satisfaction of a fee, charge, or other requirement levied or imposed 
pursuant to Section 17620 of the Education Code in the amount specified in Section 65995 
and, if applicable, any amounts specified in Section 65995.5 or 65995.7 are hereby deemed 
to be full and complete mitigation of the impacts of any legislative or adjudicative act, or 
both, involving, but not limited to, the planning, use, or development of real property, or any 
change in governmental organization or reorganization as defined in Section 56021 or 
56073, on the provision of adequate school facilities. 

Senate Bill 50 (SB 50) establishes a per-pupil funding formula for new school construction, requires local 
districts to match state funds for new construction, allows school districts to establish reimbursement 
agreements with developers to cover their fees, and authorizes an Affordable Housing Assistance Program. 
The school district collects Level I developer fees to support the expansion and improvement school 
facilities. As part of the current Level I fees, new commercial development pays $0.47 per square foot, and 
new residential development pays $2.97 per square foot (McCann 2010).  

These fees are collected by school districts at the time of issuance of building permits. The proposed project 
would be required to pay school impact fees under SB 50. Payment of these fees would offset impacts from 
increased demand for school facilities/services by providing an adequate financial base to construct and 
equip new and expanded schools. Impacts related to school services would be less than significant and no 
additional analysis is required. 

d) Parks? 

Less Than Significant Impact. The proposed project would not create a substantial demand for additional 
parks. The City of Westminster maintains a total of 81.45 acres of parkland in 25 parks, including the civic 
center. New residents would be served by 10 parks within the vicinity. Parks within one mile of the project 
site include: Westminster Park, Roger Stanton Park, Park West Park, Palos Verdes Park, Honeysuckle Park, 
Clover Dale Park, Elden F. Gilespie Park, Bowling Green Park, New Castle Park, and Coronet Park. 
Additionally, Mile Square Regional Park, which includes picnicking areas, paved walks, and three golf 
courses, is located approximately 1.5 miles southwest of the project. The Fountain Valley Recreation and 
Cultural Center also provides park space for the local population. 

In accordance with the Quimby Act (California Government Code Section 66477) and City regulations 
(Westminster Municipal Code Title 16, Chapter 16.12), new residential housing projects in the City of 
Westminster must either dedicate a portion of the project as parkland or recreational facilities, pay in-lieu 
park fees, or a provide a combination of both.3  Additionally, the City adopted an ordinance reducing park in-
lieu fee requirements for senior housing by reducing the persons per household ratio for seniors, resulting in 
a30 percent decrease in park fees for senior projects. 

                                                      
 
3 City park fees apply solely to subdivided projects (for-sale units only). The number of for-sale units in the development 
is multiplied by the State Department of Finance persons per household for the City to find the total population of the 
project. The total population is then multiplied by 108.9 square feet of parkland per person to determine the total land 
area required for park dedication. The total land area is then multiplied by the land cost (based upon a land appraisal of 
the site) to determine the gross in-lieu park fee. Forty percent of a project’s gross in-lieu park fee requirement can be 
credited toward the total land area required for dedication (Westminster 2008). 
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The Specific Plan would allow development of new residential units; therefore, future development in the 
Specific Plan area is required to comply with these regulations. The Specific Plan would allow up to 215 
residential units; however, market conditions will determine if the units are for sale or for rent. If these 
residential units are for-sale units such as condominiums, the developers would be required to dedicate a 
portion of the project as parkland or recreational facilities, pay in-lieu park fees, or a provide a combination of 
both, equal to approximately 15 acres of land. The proposed project would comply with Quimby Act and City 
regulations.  Project-related park impacts would be less than significant and no further analysis is required. 

e) Other public facilities? 

Less Than Significant Impact. The proposed project would not create a need for new or physically altered 
library facilities. The City of Westminster is served by the Orange County Public Library (OCPL), which has 33 
branches throughout Orange County. The closest library branch to the project site is the 18,000-square-foot 
Westminster Branch at 8180 13th Street (one mile northwest). The OCPL provides reading, audio, and visual 
resources for Orange County residents. The library system also participates in an interlibrary loan service 
program with other library systems in Southern California (County of Orange 2010). The OCPL follows the 
standard of five people for each square foot of library space to determine the need for new library space. The 
population in Westminster at the 2000 census was 88,207, requiring about 17,641 square feet of library 
space. The proposed project would allow for the development of housing in accordance with the proposed 
Specific Plan, increasing the local population and potentially surpassing the standard used by the OCPL 
system. Developer impact fees would be collected to offset the impacts to the library. Project-related impacts 
to libraries would be less than significant and no further analysis is required. 

4.15 RECREATION 

a) Would the project increase the use of existing neighborhood and regional parks or other 
recreational facilities, such that substantial physical deterioration of the facility would occur or be 
accelerated? 

Less Than Significant Impact. The proposed project would not cause physical deterioration of parks or 
recreational facilities. Overuse and deterioration of parks and recreational facilities occur when they have to 
support a population greater than their capacity. The increase in the use of recreational facilities is generally 
a result of significant population growth in an area. The project has the potential of increasing the City 
population by approximately 741 people. This would not result in a demand for new parks or cause 
substantial physical deterioration of existing parks. Additionally, no existing parks would be impacted by the 
project construction. Project-related recreational facility impacts would be less than significant and no further 
analysis is required. 

b) Does the project include recreational facilities or require the construction or expansion of 
recreational facilities, which might have an adverse physical effect on the environment? 

Less Than Significant Impact. Local recreational facilities or parks would not need to be expanded. Since 
the proposed project would not substantially increase the local population, it would not cause a need to 
expand recreational facilities or parks. Project-related recreational facility construction impacts would be less 
than significant and no additional analysis is required. 
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4.16 TRANSPORTATION/TRAFFIC 

a) Conflict with an applicable plan, ordinance, or policy establishing measures of effectiveness for 
the performance of the circulation system, taking into account all modes of transportation 
including mass transit and non-motorized travel and relevant components of the circulation 
system, including but not limited to intersections, streets, highways and freeways, pedestrian and 
bicycle paths, and mass transit? 

Potentially Significant Impact. The proposed project may conflict with local plans and policies that measure 
the effectiveness of the circulation system, including policies of the Westminster General Plan and the county 
congestion management plan (CMP) that contain standards for levels of service on area streets, 
intersections, highways, and freeways; alternative transportation; and pedestrian transportation. The 
proposed project would increase the amount of building square footage allowed onsite. The increase in 
building space may result in an increase in traffic, which could cause potential conflicts with local plans and 
policies. Additional analysis will be included in the EIR.  

b) Conflict with an applicable congestion management program, including, but not limited to level of 
service standards and travel demand measures, or other standards established by the county 
congestion management agency for designated roads or highways? 

Potentially Significant Impact. The proposed project may cause an increase in traffic volume that would 
exceed the Orange County CMP standards for levels of service for intersections and mainlines. The 
proposed project would allow for an increase in onsite retail, office, hotel, and residential land uses that 
would cause a potential increase in traffic. Project-related impacts to the CMP would be potentially significant 
and additional analysis will be included in the EIR. 

c) Result in a change in air traffic patterns, including either an increase in traffic levels or a change in 
location that results in substantial safety risks? 

No Impact. Air traffic patterns would not be altered as part of the proposed project. The proposed project 
would allow for the development of retail, office, residential, and hotel land uses within the project area. No 
elements of the proposed project would involve or change existing air traffic patterns. No impacts would 
occur and no further analysis is required. 

d) Substantially increase hazards due to a design feature (e.g., sharp curves or dangerous 
intersections) or incompatible uses (e.g., farm equipment)? 

No Impact. The existing layout of roadways would not be altered as part of the proposed project. 
Modifications would be made to the site circulation and parking lots, but driveways, intersections, and 
walkways would be designed to minimize hazards. All onsite and offsite land uses would be similar and no 
incompatible equipment would be used as a result of the implementation of the proposed project. No 
impacts would occur and no further analysis is required. 

e) Result in inadequate emergency access? 

No Impact. The design of the existing site would not be altered in a way that would prevent adequate 
emergency access. The overall layout of roadways would not change as part of the proposed project. Any 
modifications to circulation patterns and intersections would maintain adequate site access. The site plans 
must also go through a consistency review by the OCFA. No impacts to emergency access would occur and 
no further analysis is required.  
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f) Conflict with adopted policies, plans, or programs regarding public transit, bicycle, or pedestrian 
facilities, or otherwise decrease the performance or safety of such facilities? 

No Impact. The proposed project would not conflict with existing alternative transportation policies or 
programs. As part of the proposed project, the existing project site would be redesigned. Improvements 
would be made to existing onsite roadways, but no changes would be made to any alternative transportation 
routes. The Orange County Transit Authority (OCTA) runs a bus route along Bolsa Avenue, along the north 
boundary of the project site (OCTA Route 64). The changes to the site in accordance with the proposed 
project would not affect the bus route. Additionally, the site design would encourage the use of bicycles as 
alternative modes of transportation by encouraging businesses to supply bike racks on the project site. This 
would support local and regional alternative transportation policies and no impacts would occur. No further 
analysis is required. 

4.17 UTILITIES AND SERVICE SYSTEMS 

a) Exceed waste water treatment requirements of the applicable Regional Water Quality Control 
Board? 

Less than Significant Impact. Due to potentially shallow groundwater depths under the Specific Plan site, 
groundwater may be encountered during construction activities, and may require dewatering. Additionally, 
stormwater that flows off the site during construction and operation of the project may contain pollutants.  

Project applicants are required to comply with several water quality regulations to ensure discharges do not 
significantly degrade surface and groundwater quality. The proposed project would be required to comply 
with NPDES Permits Program and City of Westminster requirements for stormwater discharge during 
construction and operation. Under the County of Orange NPDES permit issued by the SARWQCB for 
stormwater discharges from municipal separate storm sewer systems (MS4), the City of Westminster is 
required to ensure that discharges from its municipal storm drain systems do not cause or contribute to 
exceedances of receiving water quality standards (designated beneficial uses and water quality objectives) 
for surface waters or groundwater. 

A Water Quality Management Plan (WQMP) must be prepared. The WQMP will identify a program for the 
implementation of specific structural and nonstructural BMPs to address water quality issues so that 
predictable runoff is controlled. In compliance with WQMP requirements, future applicants would submit final 
detailed project designs to the City Engineer for approval.  

Also, implementation of the proposed project would require coverage under the General Permit for 
Discharges of Storm Water Associated with Construction Activity (Construction General Permit, 99-08-DWQ) 
(SARWQCB 2009). As part of coverage under the Construction General Permit, a SWPPP must be developed 
to control construction-related runoff. In compliance with SWPPP requirements, future applicants would 
prepare a SWPPP and provide proof that a Notice of Intent (NOI) to file a NPDES permit was filed with the 
SARWQCB. Project-related water quality impacts would be less than significant and no further analysis is 
required. 



 
4. Environmental Analysis 

 

Moran Street Specific Plan Initial Study City of Westminster  Page 77 

b) Require or result in the construction of new water or waste water treatment facilities or expansion 
of existing facilities, the construction of which could cause significant environmental effects? 

Less Than Significant Impact. 

Existing Water Supply and Distribution System 

The City of Westminster Water Division provides water service to the City. In 2006 roughly 4.2 billion gallons 
of water were used in the City (or 12 million gallons per day [mgd]) (Filippelli 2008). The City obtains water 
from two sources: groundwater and imported water. There are 11 City-operated groundwater wells that tap 
the Orange County Main Groundwater Basin underlying the City. Also, water is imported from northern 
California and the Colorado River by the Municipal Water District of Orange County (MWDOC) via the 
Metropolitan Water District of Southern California (MWD). Groundwater comes from a natural underground 
aquifer that is replenished with water from the Santa Ana River, local rainfall and imported water. The ground 
water basin is 350 square miles and lies beneath north and central Orange County from Irvine to the Los 
Angeles border and from Yorba Linda to the Pacific Ocean. Groundwater comprises approximately 70 
percent of the City’s water supply. 

Existing Water Treatment 

Groundwater is chlorinated at the wellhead, and imported water is treated at the MWD’s Robert Diemer 
Treatment Plant in Yorba Linda, which has a capacity of 400 million gallons per day.  

Project Water Demands 

The estimated net change in water demand that would result from development of proposed project is 
shown below in Table 7. The proposed project would generate a greater demand for water than the existing 
land uses on the site.  
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Table 7   

Water Demand and Wastewater Generation 

Land Use Units/SF 

Water Demand 
(gallons per day) 

Wastewater Generation 
(gallons per day) 

Per Unit Total Per Unit4 Total 
Existing Uses1 

Retail 205,680 SF 0.2202 45,249.6 0.154 31,674.7 
Light Industrial 93,050 SF 0.0602 5,583.0 0.042 3,908.1 
Residential 144 units 200 28,800.0 140 20,160.0 

Total - - 79,633.6 - 55,742.8 
Proposed Uses 
Retail 275,280 SF 0.2202 60,561.6 0.154 42,393.1 
Office 38,400 SF 0.0602 2,304.0 0.042 1,612.8 
Hotel 120 rooms 1803 21,600.0 84 10,080.0 
Residential 359 units 2002 71,800.0 150.5 54,029.5 

Total - - 156,266.6 - 108,115.4 
Net Change - - 76,633 - 52,372.6 
Notes: SF= Square Feet 
1 Existing land uses are based on existing zoning; the retail category includes Commercial-Industrial (C-M) and General Business (C-2) zoning and the 

light industrial category is Light Industrial zoning (M-1). 
2 Irvine Ranch Water District 2002. 
3 Sanitation Districts of Los Angeles County. 
4 Wastewater generation is estimated as 70 percent of water demand. 

 

As shown above in Table 7, the proposed Specific Plan is forecast to increase water demand onsite by a net 
of approximately 76,633 gallons per day (or approximately 26.8 million gallons annually). This increase is 
approximately 0.6 percent more than the current annual water demand in the City and is not considered a 
significant increase. There is sufficient water supply and water treatment capacity in the region to service the 
proposed project (Miller 2010). The proposed project would not require new or expanded water supplies or 
water treatment facilities; therefore, impacts would be less than significant and no further analysis is required. 

Wastewater Collection and Treatment System 

Wastewater from the project site currently flows into the Midway City Sanitary District (MCSD) 15-inch sewer 
main on Bishop Place, then into the Bolsa Trunk (24-inch trunk sewer), then into the Magnolia Trunk (48-inch 
trunk sewer), and ultimately flows to Orange County Sanitation District (OCSD) Reclamation Plant No. 1.  

The OCSD operates two wastewater reclamation plants that serve the project area. Plant No. 1 provides 
advanced primary and secondary treatment, has a maximum capacity of 204 mgd, and treats an average of 
86 mgd. Roughly 66 mgd of effluent from Plant No. 1 are sent to the OCWD for further treatment in the 
groundwater replenishment system (GWRS) facility in Fountain Valley, which has a capacity of 70 mgd. 
GWRS-treated water is used for injection into the Main Orange County Groundwater Basin to control 
saltwater intrusion, or for recharging the Basin via percolation basins (OCWD 2008b). An additional 3.3 mgd 
of effluent from Plant No. 1 are sent to the OCWD for tertiary treatment in a separate facility; this water is then 
delivered to customers for irrigation use. The balance of effluent from Plant No. 1, roughly 16.7 mgd, is sent 
to Reclamation Plant No. 2 in the City of Huntington Beach, approximately 12.7 miles southwest of the 
project site, and is subsequently discharged through the ocean outfall system. Plant No. 2, which receives 
wastewater from several major sewers in addition to Plant No. 1, has an average treatment flow rate of 124 
mgd and a maximum treatment capacity of 168 mgd (McNelly 2010). The treated wastewater is released into 
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the Pacific Ocean through a pipeline 200 feet below the surface on the ocean floor, approximately four miles 
off the coast of Huntington Beach. 

Project Wastewater Generation 

Forecast wastewater generation by the proposed project, compared to estimated wastewater generation by 
existing uses onsite, is shown above in Table 7. The project would generate approximately 52,373 gallons 
more wastewater per day than existing uses on the site. There is sufficient wastewater treatment capacity in 
the region for the estimated wastewater generation by the project. The proposed project would not require 
new or expanded wastewater treatment facilities; therefore, impacts would be less than significant and no 
further analysis is required (McNelly 2010). 

c) Require or result in the construction of new storm water drainage facilities or expansion of 
existing facilities, the construction of which could cause significant environmental effects? 

Less than Significant Impact. The majority of the project site is currently covered with impervious surfaces, 
including buildings, parking lots, roadways, and walkways. All stormwater runoff from the project site flows 
across paved surfaces to the catch basins at the south end of the site. The existing onsite storm drain system 
consists of two catch basins at the intersections of Moran Street and Bishop Place, and the Asian Garden 
Mall exit and Bishop Place. Stormwater that flows into these two catch basins drains to storm drains that run 
south to the East Garden Grove Wintersburg Channel, which drains southwest to the Ocean View Channel, 
then drains west to the Pacific Ocean. The Saigon Villas, on the southeast corner of the project site, drains 
separately to the East Garden Grove Wintersburg Channel.  

Long-term operational impacts on stormdrains are not anticipated because the project would not increase 
the amount of impervious surfaces on the site, and therefore would not increase the amount of stormwater 
runoff from the site. Existing stormdrains are adequately sized to convey stormwater from the site and 
surrounding community, therefore stormdrains are anticipated to be appropriately sized for future project 
buildout.  Improvements may be needed to upgrade the existing storm drain system; however the system 
does not require new facilities or expansion of existing facilities to convey project-related future flows. No 
significant environmental effects would occur from construction of new or expanded storm drain facilities.   

d) Have sufficient water supplies available to serve the project from existing entitlements and 
resources, or are new or expanded entitlements needed? 

Less than Significant Impact. Water supplies available in the City of Westminster, and forecast project 
water demands, are described above in Section 4.17.b. There are sufficient water supplies to meet the 
estimated full buildout project-related water demands (Miller 2010). Project-related water supply impacts 
would be less than significant and no further analysis is required. 

e) Result in a determination by the waste water treatment provider, which serves or may serve the 
project that it has adequate capacity to serve the project’s projected demand in addition to the 
provider’s existing commitments? 

Less Than Significant Impact. The OCSD would have capacity to treat the project-generated wastewater. 
The proposed project would generate approximately 52,373 additional gallons of wastewater per day. The 
two treatment plants that would serve the proposed project have a combined total capacity of 372 mgd. 
Plant No. 1 has a maximum capacity of 204 mgd and treats an average of 86 mgd. Plant No. 2 has a 
maximum treatment capacity of 168 mgd and an average treatment flow rate of 124 mgd (McNelly 2010). 
The addition of 52,373 gallons of wastewater per day would be within the capacity of these two treatment 
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plants. Project-related wastewater treatment capacity impacts would be less than significant and no further 
analysis is required. 

f) Be served by a landfill with sufficient permitted capacity to accommodate the project’s solid waste 
disposal needs? 

Less Than Significant Impact. Nonrecyclable and recyclable solid waste collection in the City of 
Westminster is provided by the MCSD. Solid waste services in the project area are provided by Rainbow 
Disposal, as contracted through the MCSD.  

Landfills for Orange County cities are operated by the Orange County Integrated Waste Management 
Department (IWMD). The majority of waste generated by the proposed project will be transferred to the Frank 
R. Bowerman Landfill in Irvine, Olinda Alpha Landfill in Brea, or the Prima Deshecha Landfill in San Juan 
Capistrano. Capacities and estimated closing dates of the three landfills operated by the IWMD are shown in 
Table 8. 

 
Table 8   

Landfill Capacity 

Landfill Location Remaining Capacity 

Maximum Permitted 
Disposal Rate 
(tons per day) 

Estimated Closing 
Date 

Frank R. 
Borwerman 

Irvine 
59,411,872 cubic yards 

(31,666,528 tons) 
8,500 2022 

Olinda Alpha Brea 
38,578,383 cubic yards 

(20,562,278 tons) 
8,000 2013 

Prima Deshecha San Juan Capistrano 
87,384,799 cubic yards 

(46,576,098 tons) 
4,000 2067 

Total 
185,375,054 cubic yards  

(98,804,904 tons) 
20,500 - 

Source: CalRecycle 2009 
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Table 9 shows solid waste generation rates by type of land use. The rates are based on identified solid waste 
generation for several different projects and averaged to obtain the rate for the Moran Street Specific Plan 
project. 

 
Table 9   

Solid Waste Generation Rates 

Land Use Rates 
Converted Rates 

(lb/SF/day) Averaged rates 

Commercial-Industrial  
(Existing: predominantly retail and 
community commercial)1 

0.006 lb/SF/day  0.006 

0.017 
0.046 lb/SF/day  0.046 

2.5 lb/1000SF/day 0.0025 

0.0024 ton/SF/year  0.013 

Light Industrial  
(Existing: predominantly auto service 
businesses)2 

0.9 lb/100SF/day 0.009 
0.034 

0.0108 ton/SF/yr 0.059 

General Business  
(Existing: predominantly small retail)1 

See Commercial-
Industrial above 

 0.017 

Office  
(Proposed) 

6 lb/1000SF/day 0.006 

0.047 
0.006 lb/SF/day 0.006 

0.0108 ton/SF/yr 0.059 

11.5 lb/100SF/day 0.115 

Residential  
(Proposed: multifamily) 

 Rates in lb/unit/day 

5.6 

4 lb/unit/day 4 

8.6 lb/unit/day 8.6 

3.6 lb/unit/day 3.6 

5.31 lb/unit/day 5.31 

1.17 ton/unit/yr 6.4 

Hotel  
(Proposed) 

4 lb/room/day 
(hotel/motel) 

4 

3.0 2 lb/room/day (hotel) 2 

2 lb/room/day 
(hotel/motel) 

2 

Source: CalRecycle 2009. 
Notes: 
1 The rates used for Commercial-Industrial and General Business land use designations are based on the commercial retail category of the 

commercial table of the CalRecyle estimated solid waste generation rates.  
2 The rates used for the Light Industrial land use designation is based on the auto service category of the commercial table of the CalRecyle estimated 

solid waste generation rates. 
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Table 10 shows solid waste generation at project buildout compared with estimated solid waste generated 
by existing land uses onsite. 

 
Table 10   

Solid Waste Generation 
 

Units 
Solid Waste Generation (Pounds per Day) 

Land Use Per Unit Total 
Existing Uses 
Commercial-Industrial 172,080 SF 0.017 2,925 
Light Industrial 93,050 SF 0.034 3,164 
General Business 33,600 SF 0.017 571 

Total 6,660 
Proposed Uses 
Retail 139,600 SF 0.017 2373 
Office 38,400 SF 0.047 1,814 
Hotel 120 rooms 3.0 360 
Residential 215 units 5.6 1,204 

Total 5,751 
Net Change (909) 

Source: CalRecycle 2009 

 

Waste would be picked up and transported by Rainbow Disposal to its privately owned material recovery 
facility in Huntington Beach. In accordance with AB 939, recyclable materials and green waste are removed 
from the waste stream and the overall trash volume is reduced by approximately 50 percent. Upon removal 
of all recyclable material, the loads are transported to the Bowerman Landfill in Irvine. The Bowerman facility 
is located at 11002 Bee Canyon Access Road and is permitted until 2022. The Bowerman facility accepts 
only municipal solid waste from commercial haulers and vehicles operating under commercial status. The 
Bowerman facility also has adequate capacity and other facilities are available for disposal. 

As shown above in Table 10, the Specific Plan at buildout is estimated to generate a reduction of 
approximately 909 pounds of solid waste per day compared to existing land uses onsite. Therefore, impacts 
would be less than significant and no additional analysis is required. 

g) Comply with federal, state, and local statutes and regulations related to solid waste? 

Less Than Significant Impact. All local governments, including the City of Westminster, are required under 
Assembly Bill 939 (AB 939), the Integrated Waste Management Act of 1989, to develop source reduction, 
reuse, recycling, and composting programs to reduce tonnage of solid waste going to landfills. In 2006, the 
latest year for which data are available, 58 percent of solid waste generated in the City of Westminster was 
diverted, so the City is meeting its AB 939 goal (CalRecycles 2010). 

City standards state, “areas for refuse and recyclable material storage shall be adequate in capacity, 
number, and distribution to serve the development. . ..” The project would comply with all City standards for 
adequate number of trash bins. Compliance with regulations related to the City recycling programs and the 
Source Reduction and Recycling General Plan Element is required (Westminster 1996).  
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h) Result in an inefficient use of energy?4 

Less Than Significant Impact. The proposed project would not result in an inefficient use of energy. Federal 
and state agencies regulate energy use and consumption through various regulations and programs. At the 
state level, the California Public Utilities Commission (CPUC) and the California Energy Commission (CEC) 
are two agencies with authority over energy use and conservation. The CPUC regulates privately owned 
utilities and the CEC collects and analyzes energy-related data, prepares statewide energy policy 
recommendations and plans, promotes and funds energy efficiency programs, and adopts and enforces 
appliance and building energy efficiency standards.  

Title 24, part 6 of the California Code of Regulations, known as the California Building Standards Code was 
established by the CEC in 1978. The Energy Efficiency Standards for Residential and Nonresidential 
Buildings outlined in this code were established in 1978 in response to a legislative mandate to reduce 
California's energy consumption. The standards are updated periodically to allow consideration and possible 
incorporation of new energy efficiency technologies and methods. The most recent update (2008 Building 
and Energy Efficiency Standards) became effective January 1, 2010 (CEC 2010). The new 2008 standards 
are approximately 15 percent more energy efficient than the previous 2005 standards. All new buildings must 
be built to these standards.  

Compliance with the 2008 standards is enforced by local city or county governments (CEC 2009). When the 
project’s building plans are submitted for City approval, the City conducts a review of the energy 
conservation features, such as insulation, energy-efficient HVAC systems, and energy-efficient indoor and 
outdoor lighting to ensure compliance with the latest building code standards. Adherence to these standards 
would increase the building efficiency performance of the project.  

Depending on when each component of the proposed project is constructed, each building would comply 
with the current California Building Standards Code. Under the proposed Specific Plan, the project area 
would be transformed through demolition and replacement of existing buildings over time. New buildings 
would have an increased energy efficiency compared to the existing buildings. Therefore, project-related 
energy efficiency impacts would be less than significant and no further analysis is required. 

4.18 MANDATORY FINDINGS OF SIGNIFICANCE 

a) Does the project have the potential to degrade the quality of the environment, substantially reduce 
the habitat of a fish or wildlife species, cause a fish or wildlife population to drop below self-
sustaining levels, threaten to eliminate a plant or animal community, reduce the number or restrict 
the range of a rare or endangered plant or animal or eliminate important examples of the major 
periods of California history or prehistory? 

Less than Significant Impact. The proposed project would not substantially reduce the habitat of a fish or 
wildlife species, cause drops in wildlife populations, threaten to eliminate plant or animal communities, or 
restrict endangered plant or animal ranges. The proposed project site is heavily urbanized and developed 
with retail, office, and industrial land uses. The only areas that offer vegetation or open space are areas of 
ornamental landscaping along buildings and in parking lots. These areas are not natural plant communities 
                                                      
 
4  Appendix F of the CEQA Guidelines “…requires that EIRs include a discussion of the potential energy impacts of 

proposed projects, with particular emphasis on avoiding or reducing inefficient, wasteful and unnecessary 
consumption of energy” (Public Resources Code section 21100(b)(3); CEQA Guidelines, Appendix F, 2010). Although 
it is not included on the Appendix G Checklist of the CEQA Guidelines, the discussion of the proposed project’s 
energy usage is added here to meet the Appendix F requirements. 



 
4. Environmental Analysis 
 

Page 84  The Planning Center April 2010 

and are too small and fragmented to support substantial numbers of endangered or rare species. The 
project-related impacts to biological communities and wildlife species would be less than significant.  

The site does not contain any known resources from California’s history or prehistory, and development in 
accordance with the proposed specific plan would have less than significant impacts on cultural, 
paleontological, and historical resources. Project-related impacts to history or prehistory are less than 
significant.  

b) Does the project have impacts that are individually limited, but cumulatively considerable? 
(“Cumulatively considerable” means that the incremental effects of a project are considerable 
when viewed in connection with the effects of past projects, the effects of other current projects, 
and the effects of probable future projects.) 

Potentially Significant Impact. The development of the project site in combination with past, present, and 
future development and growth in the City of Westminster would create potential for cumulatively 
considerable impacts. The proposed project would have potentially significant impacts in the following 
categories: air quality, greenhouse gas emissions, noise, and transportation and traffic. The project-specific 
potential impacts of the proposed project may be cumulatively considerable when they are compounded 
with potential impacts of other projects in the City. Project-related cumulatively considerable impacts are 
potentially significant and cumulative impacts will be addressed in the EIR. 

c) Does the project have environmental effects, which will cause substantial adverse effects on 
human beings, either directly or indirectly? 

Potentially Significant Impact. The proposed project would have potentially significant impacts in the 
following categories: air quality, greenhouse gas emissions, noise, and transportation and traffic. Impacts in 
these categories would have direct and/or indirect effects on humans living or working in the project area 
and surrounding communities. Project-related impacts on human beings are potentially significant and 
adverse effects will be addressed in the EIR. 
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Mitigated Negative Declaration 

City of Westminster 
Moran Senior Condominiums 

 

Introduction 

The applicant, Moran Property Limited Partnership, is proposing to construct the 
Moran Senior Condominiums in the heart of the Little Saigon Community Plan 
Area, at the southeast corner of Bishop Place and Moran Street, in the City of 
Westminster, Orange County, California.  This Mitigated Negative Declaration 
(MND 04-01) has been prepared based on the assessment presented in the Initial 
Study. 

Project Description  

The project site consists of five parcels totaling approximately 2.37 acres.  A 
tentative tract map will merge the five parcels and subdivide them into 
condominiums.  The project site currently consists of a fairly level vacant dirt 
lots. The applicant/property owner, Moran Property Limited Partnership, is 
proposing to construct condominium units that would be offered for sale to the 
55-and-older population.  

The project would involve the development of a condominium building with a 
total of 80 units and an approximately 2,100-square-foot multi-purpose room.  
The building would vary in height, with 16 units on the first level, 27 units on the 
second level, 29 units on the third level, and eight units in the two four-story 
towers.  The maximum building height would be approximately 60 feet.  The 
80 units would include 40 two-bedroom, 1040-square-foot units; 6 two-bedroom, 
1148-square-foot units; 15 one-bedroom, 850-square-foot units; and 19 one-
bedroom, 875-square-foot units.  Additionally, a courtyard and cultural garden 
are proposed. 

Paid public parking and segregated residential parking for the unit owners would 
be provided on two levels below the building.  The first level of parking would 
be 6 feet below ground level.  The project would provide a maximum of 120 paid 
public parking spaces and 162 residential and guest parking spaces. 

Because the project site is located within the Little Saigon Community Plan 
Area, the condominium building is required to be designed and built to comply 
with Little Saigon Community Plan Area Design Standards.  According to these 
standards, new development will “incorporate architectural elements similar to 
those found on buildings constructed in Vietnam in the early 1900’s in the 
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French Colonial tradition.”  The basic theme includes elements such as large 
overhanging tile roofs with eave brackets, use of columns, and bright accent 
colors, and smooth finish stucco exteriors.  A detailed description of the project 
is provided in Chapter 2 of the Initial Study. 

The project proposal also requires several discretionary actions by the City, 
including:  

 Rezone the site’s current designation of C-M (Commercial-Industrial) to an 
R-5-P zone (Multiple Units, 19 to 24 Units/Acre, Parking Overlay).  The “P” 
parking overlay would allow nonresidential parking on the site.   

 Five variances: 

 Building Height.  The municipal code for condominiums specifies a 
35-foot height and two-story maximum.  Along the outside edge of the 
property, the building would be three stories high with two towers with 
residential units that would be four stories high.  In addition, the peak of 
the roof extends to approximately 60 feet.   

 Lot Coverage.  The parking structure occupies more than 60% of the site, 
which is the maximum for an R-5 zone.   

 Enclosed Retail Parking.  The municipal code specifies “open air” 
temporary parking of automobiles within a Parking Overlay District.  A 
variance is needed to enclose the parking stalls. 

 200 parking spaces are required for condominiums, and the variance 
would allow 162 parking spaces. 

 A variance is needed to allow the use of tandem parking for 34 of the 
required parking spaces. 

 Tentative Tract Map Condominium Purposes. 

 Site plan review for compliance with the City’s zoning limitations. 

 Design review of the building’s architecture for compliance with the City’s 
design standards. 

 Affordable Housing Agreement between the City and project applicant. 

 Conditional use permit to allow senior citizen housing in an R-5 residential 
zone. 

 Development incentive density bonus to allow a higher density than 
permitted by the R-5 zone.  
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Availability of Documents 

Copies of the Initial Study/Proposed Mitigated Negative Declaration for the 
Moran Senior Condominiums is on file and available for review at the following 
location: 

Westminster City Clerk’s Office 
8200 Westminster Boulevard 
Westminster, CA 92683 

Environmental Determination 

An Initial Study was prepared to identify the potential effects on the environment 
from the construction and occupation of the proposed residential development 
and to evaluate the significance of these effects.  Based on the Initial Study, the 
proposed project would have less-than-significant effects or no impacts related to 
the following issues: 

 agricultural resources, 

 biological resources, 

 hazards and hazardous materials, 

 land use and planning, 

 mineral resources, 

 population and housing, 

 recreation, and 

 utilities and service systems. 

The environmental assessment presented in the Initial Study identifies a number 
of environmental impacts that would be potentially significant unless mitigation 
measures are incorporated into the project.  These are: 

 aesthetics,  

 air quality, 

 cultural resources, 

 geology and soils, 

 hydrology and water quality, 

 noise,  
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 public services, and 

 transportation and traffic. 

Mitigation measures have been recommended to effectively minimize all of the 
potentially significant environmental impacts identified in the Initial Study.  
Incorporation of the recommended mitigation measures into the project would 
avoid or reduce potentially significant impacts to less-than-significant levels. 
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Chapter 1 

Introduction and Overview 

Overview 

On March 1, 2004, the City of Westminster (City) released the Moran/Bishop 
Senior Housing Complex Initial Study and Proposed Mitigated Negative 
Declaration (IS/MND) 04-01 for the required 20-day public review.  No public or 
agency comments were received, and the IS/MND was considered by the City of 
Westminster Planning Commission at a public meeting on March 24, 2004.  
During that meeting, members of the Planning Commission requested that the 
project applicant revise the project design to accommodate an increase in the 
number of parking spaces and landscape space.  In complying with this request, 
the applicant substantially revised the original project.  Based on the magnitude 
of these revisions, the City is required to recirculate the IS/MND to comply with 
the California Code of Regulation (CCR) (Title 14, Chapter 3, Article 6, Section 
15073.5), which states: 

(a)  A lead agency is required to recirculate a negative declaration when the 
document must be substantially revised after public notice of its 
availability has previously been given pursuant to Section 15072, but 
prior to its adoption.  Notice of recirculation shall comply with Sections 
15072 and 15073. 

  
(b)  A “substantial revision” of the negative declaration shall mean: 
  

(1)  A new, avoidable significant effect is identified and mitigation 
measures or project revisions must be added in order to reduce the 
effect to insignificance, or 

  
(2)  The lead agency determines that the proposed mitigation measures or 

project revisions will not reduce potential effects to less than 
significance and new measures or revisions must be required.   

 

The Moran/Bishop Senior Housing Complex Project was revised to such an 
extent that new, avoidable significant impacts were identified and additional 
mitigation measures are needed to reduce these impacts to less-than-significant 
levels.  Therefore, the IS/MND must be recirculated before it can be adopted.  
This requirement ensures that the public and government agencies have the 
opportunity to comment on the revised document.  
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This revised project is mainly different from the original project in that the new 
project includes: 

 one three-story building with two four-story corner tower sections instead of 
four two-story buildings, 

 condominiums for sale instead of apartments for rent, 

 an increase in open landscape area, 

 double the number of parking spaces for residents, and 

 residential parking and paid public parking in a subterranean garage.  

The City prepared this Recirculated IS/MND to evaluate the potential 
environmental consequences associated with the revised project, which involves 
the construction of the Moran Senior Condominiums.  The new project would 
include a building with 80 condominium units offered for sale to the 55-years-
and-older population and a 2,100-square-foot multi-purpose room.  The project 
site comprises five parcels totaling approximately 2.37 acres (103,500 square 
feet), and is currently vacant.  The project site is in the heart of the Little Saigon 
business district in Westminster, at the southeast corner of Bishop Place and 
Moran Street.   

Authority 

As part of the City’s permitting process, the proposed project is required to 
undergo an environmental review pursuant to the California Environmental 
Quality Act (CEQA).  This Initial Study is a preliminary analysis prepared by the 
City (as the lead agency) to determine whether an Environmental Impact Report 
or a Negative Declaration is required.  If the Initial Study concludes that the 
project may have a significant effect on the environment, an Environmental 
Impact Report must be prepared.  Otherwise, a Negative Declaration or Mitigated 
Negative Declaration (MND) is prepared.  The information in the Initial 
Study-related special studies supports the conclusions made in the MND. 

The preparation of an IS/MND is governed by two principal sets of documents:  
CEQA (Public Resources Code Section 21000, et seq.) and the State CEQA 
Guidelines (CCR Section 15000, et seq.).  Specifically, Section 15063 of the 
State CEQA Guidelines and CCR Article 6, Sections 15070–15075 guide the 
process for the preparation of a Negative Declaration or MND.  Additionally, 
Article 6, Section 15073.5 outlines requirements for recirculation of a Negative 
Declaration or MND.  Where appropriate and supportive to an understanding of 
the issues, reference will be made either to the statute, the State CEQA 
Guidelines, or appropriate case law. 
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As required by CEQA, this Recirculated IS/MND contains a project description, 
a description of the environmental setting, potential environmental impacts, 
mitigation measures for any significant effects, consistency with plans and 
policies, and names of preparers. 

The mitigation measures included in this Recirculated IS/MND are designed to 
reduce or eliminate the potentially significant environmental impacts described 
herein.  Where a mitigation measure described in this document has been 
previously incorporated into the project, either as a specific feature of design or 
as a mitigation measure, this is noted in the discussion.  Mitigation measures are 
structured in accordance with the criteria in Section 15370 of the State CEQA 
Guidelines. 

Scope of the IS/MND 

This Recirculated IS/MND evaluates the proposed project’s effects on the 
following resource topics: 

 aesthetics, 

 agricultural resources, 

 air quality, 

 biological resources, 

 cultural resources, 

 geology and soils, 

 hazards and hazardous materials, 

 hydrology and water quality, 

 land use planning, 

 mineral resources, 

 noise, 

 population and housing, 

 public services, 

 recreation, 

 transportation/traffic, and 

 utilities and service systems. 
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Impact Terminology 

The following terminology is used to describe the level of significance of 
impacts: 

 A finding of no impact is appropriate if the analysis concludes that the 
project would not affect the particular topic area in any way. 

 An impact is considered less than significant if the analysis concludes that it 
would cause no substantial adverse change to the environment and requires 
no mitigation. 

 An impact is considered less than significant with mitigation incorporated if 
the analysis concludes that it would cause no substantial adverse change to 
the environment with the inclusion of environmental commitments or other 
enforceable measures that have been agreed to by the applicant.  

 An impact is considered potentially significant if the analysis concludes that 
it could have a substantial adverse effect on the environment.  For the 
proposed project, no impacts were determined to be potentially significant. 

Recirculated IS/MND Organization 

The content and format of this report are designed to meet the requirements of 
CEQA.  This Recirculated IS/MND consists of the proposed findings that the 
project, as mitigated, would have no significant impacts.  The bulk of this 
document consists of the Initial Study and supporting studies.  The Initial Study 
contains the following sections. 

 Chapter 1, “Introduction,” identifies the purpose and scope of the Initial 
Study and the impact terminology used throughout the document. 

 Chapter 2, “Project Description,” identities the location, background, and 
planning objectives of the project and describes the proposed project in 
detail. 

 Chapter 3, “Environmental Checklist and Analysis,” presents the checklist 
responses for each resource topic.  This section includes a brief setting 
section for each resource topic and identifies the impacts of implementing the 
proposed project. 

 Chapter 4, “Proposed Mitigation Measures,” summarizes recommended 
mitigation measures identified in Chapter 3. 

 Chapter 5, “References,” identifies all printed references and individuals 
cited in this Initial Study. 

 Chapter 6, “Report Preparation,” identifies the individuals who prepared this 
Initial Study and their areas of technical specialty. 

 Chapter 7, “Mitigation Reporting Plan,” presents monitoring and reporting 
procedures and a table that outlines the Mitigation Monitoring Plan for the 
project. 
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Appendices present data supporting the analysis or content of this Recirculated 
IS/MND.  The appendices are as follows: 

 Appendix A.  Revised Air Quality Study,  

 Appendix B.  Cultural Resources Study, 

 Appendix C.  Revised Noise Study, and  

 Appendix D.  Revised Traffic Impact Study. 
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Chapter 2 

Project Description 

Introduction 

This chapter describes the project location, existing conditions of the project site 
and surrounding areas, characteristics of the proposed project, and local policies 
that relate to the project.  All figures showing project location, aerial and site 
photographs, site plans and elevations, and general plan and zoning maps are 
located at the end of this chapter. 

Project Location and Existing Conditions 

Local and Regional Setting 

The proposed project site is in the southeastern portion of the City of 
Westminster in Orange County, California.  Figure 2-1 illustrates the regional 
location of the project site.  Major roadways in the area include Bolsa Avenue to 
the north, Magnolia Street to the west, Edinger Avenue to the south, and 
Brookhurst Street to the east.  The San Diego Freeway (Interstate 405) is 
approximately 1.5 miles southwest, and the Garden Grove Freeway (State 
Route 22) is 1.5 miles north.  The project site is in the heart of the Little Saigon 
business district in Westminster, at the southeast corner of Bishop Place and 
Moran Street.  Figure 2-2 shows the local vicinity of the project site.   

Physical Setting and Surrounding Land Uses 

The project site consists of five parcels totaling approximately 2.37 acres 
(103,500 square feet), and is currently vacant.  According to City building 
records, this site had never been developed; however, it may have been used for 
agricultural row crops in the past.  In the recent past, the project site was used for 
overflow parking for the commercial uses along the west side of Moran Street.  
Figure 2-3 illustrates the boundaries of the project site and surrounding land uses.  
Photos of the project site are shown in Figures 2-4 and 2-5.  Currently, a 
chain-link fence surrounds the site and access is not permitted. 
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The project area is generally characterized by a variety of urban land uses, 
including residential and commercial.  The following are descriptions of the land 
uses surrounding the project site:  

 Commercial uses, including retail stores and several auto service shops, are 
located directly west along Moran Street.  A large restaurant and more auto 
service shops are located north of the project site along the west side of 
Moran Street. 

 The Bolsa Verde Estates Mobile Home Park is located to the east, adjacent to 
the site.  A 6-foot-high block wall separates the mobile homes from the 
project site.  There are single-family residential uses to the south along 
Coronet Avenue.  These homes back up to Bishop Place and are separated 
from the street by a 6-foot-high block wall.  

 Four vacant dirt lots are located to the north, adjacent to the project site.  
These lots are currently being used for overflow parking for the commercial 
uses along the west side of Moran Street and the Asian Garden retail stores.   

Proposed Project 

The project site consists of five parcels totaling approximately 2.37 acres.  A 
tentative tract map will merge the five parcels into one and subdivide them into 
condominiums.  The project site currently consists of a fairly level vacant dirt lot.  
The applicant/property owner, Moran Property Limited Partnership, is proposing 
to construct condominium units that would be offered for sale to the 55-years-
and-older population.  The condominium building would have a total of 80 units 
and an approximately 2,100-square-foot multi-purpose room.  There would be 
16 units on the first level, 27 units on the second level, 29 units on the third level, 
and eight units in the two four-story towers.   

The building would vary in height, with a maximum height of approximately 
60 feet.  The 80 units would include 40 two-bedroom, 1040-square-foot units; 
6 two-bedroom, 1148-square-foot units; 15 one-bedroom, 850-square-foot units 
and 19 one-bedroom, 875-square-foot units.  A courtyard and cultural garden are 
proposed (see landscaping section below).  The development would 
accommodate between 126 (one person per bedroom) and 252 people (two 
people per bedroom). 

Because the project site is located within the Little Saigon Community Plan 
Area, the condominium building is required to be designed and built to comply 
with Little Saigon Community Plan Area Design Standards.  According to these 
standards, new development will “incorporate architectural elements similar to 
those found on buildings constructed in Vietnam in the early 1900’s in the 
French Colonial tradition.”  The basic theme includes elements such as large 
overhanging tile roofs with eave brackets, use of columns and bright accent 
colors, and smooth finish stucco exteriors.  

Case #2003-78 Moran Senior Condominiums  August 2004 
Recirculated IS/Proposed MND 04-01 2-2 J&S04007 



City of Westminster  Chapter 2.  Project Description 

Street Improvements 

As part of the project, several other improvements would be undertaken.  Moran 
Street and Bishop Place would include the following improvements: 

 a new curb and gutter along the street, 

 a new 5-foot-wide sidewalk adjacent to the street, 

 a 15-foot landscape edge between the sidewalk and the front of the new 
condominium building, 

 City-approved street trees planted in deep-root control boxes with irrigation 
in landscape edge, 

 street paving to the centerline of the street, and 

 a handicapped ramp from the street to the sidewalk at the corner of Bishop 
Place and Moran Street. 

Parking 

Parking would be provided for residents and for retail customers on two levels 
below the building.  The project would provide a maximum of 120 retail parking 
spaces and 162 residential and guest parking spaces. 

Below-Grade Parking 

The below-grade level of parking would be 6 feet below the ground surface, and 
would consist of up to 120 retail parking stalls and approximately 44 stalls for 
residents and guests.  The retail and residential/guest parking areas would be 
separated by a floor-to-ceiling fence.  A ramp would connect the residential 
below-grade parking to the residential parking on the first level.  This ramp 
would not be accessible from the retail parking.   

Retail paid parking spaces would be accessed directly from Moran Street down 
a short ramp.  Pedestrian access for the retail parking would be from stairs in 
three locations.  One staircase would be located on the west side near the center 
of the garage, and would exit directly to Moran Street.  This stairway would 
continue through a locked gate up to the three levels of the condominium 
building.  A walkway would lead pedestrians from the front of the building 
through the landscape edge to the sidewalk.  The other two staircases would be 
located on the east side of the garage, with one in the north corner and one in the 
south corner of the garage.  Each would have a walkway that would lead to the 
sidewalk from the north stairs along the driveway around the back and north side 
of the building to Moran Street, and from the south stairs along the driveway to 
Bishop Place.  An elevator would be located adjacent to the Moran Street 
stairway on the west side of the building and would carry pedestrians from the 
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below-grade parking level, up half a level, to the street.  Retail parking users 
would be prohibited from entering the condominium level. 

Residential/guest parking spaces would be accessed from driveways on Bishop 
Place and Moran Street.  Vehicles from Bishop Place would travel up a ramp at 
the back of the building (east side); vehicles from Moran Street would travel 
along the north side and up a short ramp on the east side of the building before 
entering on the first floor of the parking garage.  Once inside the garage, vehicles 
would travel from the first-level parking down another ramp to the below-grade 
level.   

Pedestrian access would be via stairs and an elevator.  Two stairways on the east 
side of the garage, with one in the north corner and one in the south corner of the 
residential parking area, would lead pedestrians to each floor of the building.  An 
elevator would be located between parking spaces along an interior fence that 
separates the retail and residential parking areas.  The elevator would make stops 
on each level of the building.  Both elevators (retail and residential/guest) would 
be gurney-sized to allow for emergency transport. 

First-Level Parking 

The first level of parking would be 6 feet above the ground surface and would 
provide 118 spaces for residents and guests only; it would not have retail parking.  
These residential/guest parking spaces include 92 in the parking garage (34 of 
these are assigned tandem spaces that are stacked two spaces deep), and 
26 uncovered spaces along the east property line.   

Residential/guest parking spaces would be accessed from Moran Street and 
Bishop Place ramps.  These ramps would enter the parking garage from the back 
of the building, separate from the retail parking access.  All residential vehicle 
traffic would enter through the first level of parking. 

Pedestrian access would be via the same stairs and elevator as described for the 
below-grade level residential parking.  From the Moran Street staircase, residents 
would enter by key and travel up half a flight of stairs to reach each level of the 
condominium building. 

Vehicle Access Control 

Access to the paid retail parking would be controlled by a tollgate at the entrance 
on Moran Street.  The exact configuration of this gate and collection system is 
currently being developed. 

Access to the residential/guest parking would be controlled by four gates (two 
gates for the parking garage and two for the drive aisle and individual private 
garages).  The gates are located on the first level and opened by residents and 
emergency personnel via individual remote-control units.  Guests would enter the 
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structure by telephoning residents from an intercom and having the gate opened 
for them via remote control. 

Fencing and Walls 

Decorative painted metal grills would enclose the below-grade level on Moran 
Street and Bishop Place.  The grills would be located on the upper portion of the 
exterior walls to provide ventilation, light, and security.  Pedestrian gates would 
be provided at all points of connection to the building, and mechanical metal 
vehicular gates would be provided at the cul-de-sacs at the back of the building.  
A new 6-foot-high concrete block wall would be constructed adjacent to the 
mobile home park along the east side of the site and adjacent to the vacant parcel 
along the north side of the site. 

Landscaping 

Landscape (including trees, shrubs, and lawn) and hardscape (including planters 
and enhanced paving) are proposed around the outside of the building and within 
the two interior patio/courtyard areas.   

A 40-foot by 140-foot cultural garden would run between the building and 
Bishop Place.  The garden would include an Asian-themed pavilion and 
landscaping.  The project would also provide a 10-foot landscape setback along 
Moran Street: 10 feet along the northern property line and 9 feet along the eastern 
property line.  On the second level of the building, above the parking garage, an 
open-air recreation area and a separate courtyard are proposed.  The 100-foot by 
140-foot patio area would consist of amenities such as a shade structure, water 
feature, hardscaping, barbeques, landscaping, and lawn.  A 40-foot by 95-foot 
courtyard in the northern section of the building would include a water feature, 
benches, and a walking path.   

The total landscape area and allowable hardscape area would be 21% of the 
project site, with approximately 20,000 square feet of landscaping and 
approximately 2,000 square feet of decorative hardscape. 

Signage 

One monument sign would be located at the corner of Bishop Place and Moran 
Street.  This sign would comply with City sign ordinances and would match the 
architecture of the building.   
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Lighting 

Lighting would include shielded security lights along the building walls, as well 
as in all garden/patio/courtyard areas.  All parking garage areas would have 
adequate security lighting.  Lights would also be located along the east and north 
sides of the site in the driveways and parking area.  As a standard condition of 
project approval, these lights would be shielded to prevent light spill outside the 
project site.   

Solid Waste Disposal and Recycling 

Two trash chutes would be located at the two staircases on each end of the 
building.  The trash chutes would allow residents from all levels of the building 
to dispose of trash and recycling.  Each chute would terminate in trash bins at the 
below-grade parking level.  Management would transport these rolling bins to a 
collection point on site for haul and disposal.  In compliance with City standards, 
“areas for refuse and recyclable material storage shall be adequate in capacity, 
number, and distribution to serve the development.”   

Construction 

As the project site is currently vacant, construction activities associated with the 
project would include site grading and building erection.  Grading of the project 
site would involve the export of approximately 13,900 cubic yards of earth.  
Construction activities would include construction of building structures, walls, 
and fences; installation of hardscape and landscape areas, new curbs, and gutters; 
and paving of parking areas.  Construction of the housing complex would take 
approximately 8 months to complete, beginning in January 2005.    

General Plan and Zoning  

The project site currently has a general plan designation of “Planned 
Development Area D” (Figure 2-10).  The Planned Development land use 
designation provides for mixed- or single-use development, and each designated 
site has a goal that guides development and use type.  Floor area ratios and 
density limits may be exceeded in the Planned Development Area as long as 
compliance with performance standard goal provisions is demonstrated (General 
Plan Policy IIA2-9).  The project would be consistent with the Planned 
Development Area D land use designation.  The project site is also within the 
city redevelopment area.  Redevelopment is a major development strategy in 
Westminster.  As of 2001, the redevelopment area encompassed the entire 
incorporated area of the City.   

The project site is also within the Little Saigon Community Plan Area.  This area 
generally falls along both sides of Bolsa Avenue, from Magnolia Avenue to 
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Ward Street, and totals approximately 305 acres.  The City has established 
Asian-themed design guidelines for new development within this area (City of 
Westminster 1996).   

As provided in the City of Westminster Municipal Code, the zoning designation 
for the project site is C-M (Commercial-Industrial) (Figure 2-11).  As part of the 
project, the applicant is requesting a zone change from C-M to R-5-P (Multiple 
Units, 19 to 24 Units/Acre, Parking Overlay).  Additionally, a conditional use 
permit would be required to allow the condominium and townhouse as well as 
R-5 development standards to be evaluated as to their applicability to and 
possible modification for senior citizen housing in an R-5 residential zone.  
These actions would ensure that the project is consistent with the zoning for the 
site. 

Based on the 103,500-square-foot size of the project site (103,613 minus the 
113-square-foot City-required dedication of land), the project would provide 
1,294 square feet of land area per unit.  However, an R-5 residential zone 
requires a minimum of 1,800 square feet of land per unit, or a maximum of 53 
allowable units for the project site.  To construct a higher density development on 
the project site, the developer has proposed that the project exclusively house 
residents 55 years or older, therefore providing for a density bonus of 25% above 
the allowable units.  This agreement would allow 14 additional units to be 
developed, for a total of 71 units.  The increase in density beyond 67 units would 
be permitted by the City because the project is consistent with the City’s land use 
designation of Planned Development.  This incentive would allow the remaining 
9 units to be developed, for a total of 80 units. 

Alternative Analyzed 

The project applicant has proposed the conceptual project described above.  The 
project applicant is also interested in one potential Alternative Development 
Scenario for the project site for comparison purposes.  The alternative involves 
additional parking to be provided for retail customers and employees.  This extra 
parking is beyond the 162 spaces designated for the condominium residents and 
the 120 spaces designated for commercial use in the proposed plan.   

This alternative proposes moving 16 condominium units on Level 1 to Level 4.  
This would create a fourth floor for the entire building instead of two four-story 
towers.  Additionally, it would allow for the provision of approximately 80 or 
more additional parking stalls to be used by retail customers and employees of 
the shops located in the nearby Asian Garden Mall.  The additional retail parking 
spaces would be located adjacent to proposed retail parking spaces and would be 
separated from the residential parking.  

For many of the environmental topics, the impacts for this alternative will be 
similar and will not be differentiated.  Chapter 4 provides an analysis of the 
impacts of the alternative compared to the proposed project for those topics that 
may be affected.   
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Summary of Required Approvals 

Discretionary Approvals 

The project requires the following discretionary actions by the City:  

 Rezone the site’s current designation of C-M (Commercial-Industrial) to an 
R-5-P zone (Multiple Units, 19 to 24 Units/Acre, Parking Overlay).  The “P” 
parking overlay would allow nonresidential parking on the site.   

 Five variances: 

 Building Height. The municipal code for condominiums specifies a 
35-foot height and two-story maximum.  Along the outside edge of the 
property, the building would be three stories high with two four-story 
towers, containing eight residential units.  In addition, the peak of the 
roof extends to approximately 60 feet. 

 Lot Coverage.  The parking structure occupies more than 60% of the site, 
which is the maximum for an R-5 zone.   

 Enclosed Retail Parking.  The municipal code specifies “open air” 
temporary parking of automobiles within a Parking Overlay District.  A 
variance is needed to enclose the parking stalls. 

 200 parking spaces are required for condominiums, and the variance 
would allow 162 parking spaces. 

 A variance is needed to allow the use of tandem parking for 34 of the 
required parking spaces. 

 Tentative Tract Map Condominium Purposes. 

 Site plan review for compliance with the City’s zoning limitations. 

 Design review of the building’s architecture for compliance with the City’s 
design standards. 

 Conditional use permit to allow the condominium and townhouse as well as 
the R-5 development standards to be evaluated as to their applicability to and 
possible modification for senior citizen housing in an R-5 residential zone. 

 Development incentive density bonus to allow a higher density than 
permitted by the R-5 zone.  

The Alternative Development Scenario would require the same discretionary 
approvals. 

Other Approvals 

The project requires the following approvals by the City and other agencies: 

 Final Tract Map for Condominium Purposes;  
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 grading permits for grading the project site (issuance of these permits will be 
contingent on the City’s approval of the grading plans); 

 building permits for construction of structures on the project site (issuance of 
these permits will be subject to the City’s approval of the building plans); 

 landscape permits for installation of new landscape, new irrigation, and work 
in the public right-of-way; and 

 emergency and fire equipment access and circulation (to be approved by the 
Orange County Fire Authority). 

The Alternative Development Scenario would require the same other approvals.
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Figure 2-2

Local Vicinity

Base map source:  USGS 7.5-Minute Series Quadrangle, Newport Beach, California, 1965, photo revised 1981.
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Source:  City of Westminster Planning Department 2004.
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Figure 2-4

Site Photos

Photo 3.  View looking north along Moran Street near intersection of Bishop Place.

Photo 4.  View looking east along Bishop Place
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Photo 1.  View of project site looking northeast from Moran Street.

Photo 2.  View of project site looking southeast from Moran Street.
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Figure 2-6

Project Elevations
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Figure 2-7

Center Section Elevations
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Figure 2-8

Sub-Grade Level Site Plan
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Figure 2-9

First Level Site Plan
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Figure 2-10

Second Level Site Plan
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Figure 2-11

Third Level Site Plan
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Figure 2-12

Fouth Level Site Plan
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Figure 2-13

Roof Plan
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Figure 2-14

Unit Plans
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Source:  City of Westminster Planning Department 2004.
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Source:  City of Westminster Planning Department 2004.

Figure 2-16

Zoning Designations
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Chapter 3 

Environmental Checklist and Analysis 

1. Project Title: Moran Senior Condominiums  

2. Lead Agency Name and Address: City of Westminster 
8200 Westminster Boulevard 
Westminster, CA  92683 

3. Contact Person and Phone Number: Bonny Lay, Planning Division 
(714) 898-3311 ext. 225 

4. Project Location: The project site is in the southeastern portion of the 
City of Westminster, Orange County, California.  
The 2.37-acre project site is in the heart of the Little 
Saigon Community Plan Area, at the southeast 
corner of Bishop Place and Moran Street. 

The site is bounded on the west by Moran Street and 
commercial uses, on the east by the Bolsa Verde 
Estates Mobile Home Park, on the south by Bishop 
Place and single family residential, and to the north 
by four vacant dirt lots. 

5. Project Sponsor’s Name and Address: Moran Property Limited Partnership 
8907 Warner Avenue, Suite 108 
Huntington Beach, CA 92647 

6. General Plan Designation: Planned Development Area D 

7. Zoning: C-M (Commercial-Industrial) 

8. Description of Project:  A detailed description of the project is provided in 
Chapter 2. 

9. Surrounding Land Uses and Setting:  A detailed description of the surrounding land uses 
and setting is provided in Chapter 2. 

10. Other Public Agencies whose Approval 
is Required: 

Orange County Fire Authority 
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Environmental Factors Potentially Affected: 
 
The environmental factors checked below would potentially be affected by this project (i.e., the project 
would involve at least one impact that is a “Potentially Significant Impact”), as indicated by the checklist 
on the following pages. 
 
  Aesthetics   Agricultural Resources  Air Quality 

  Biological Resources   Cultural Resources  Geology/Soils 

  Hazards and Hazardous Materials   Hydrology/Water Quality  Land Use/Planning 

  Mineral Resources   Noise  Population/Housing 

  Public Services   Recreation  Transportation/Traffic 

  Utilities/Service Systems   Mandatory Findings of Significance  
 
Determination:   
 
On the basis of this initial evaluation: 
 

  
  

I find that the proposed project COULD NOT have a significant effect on the environment, and a 
NEGATIVE DECLARATION will be prepared. 

X  
  
  

I find that although the proposed project could have a significant effect on the environment, there will 
not be a significant effect in this case because revisions to the project have been made by or agreed to 
by the project proponent.  A MITIGATED NEGATIVE DECLARATION will be prepared. 

  
  

I find that the proposed project MAY have a significant effect on the environment, and an 
ENVIRONMENTAL IMPACT REPORT is required. 

  
  
  
  

 
 

I find that the proposed project MAY have an impact on the environment that is “potentially 
significant” or “potentially significant unless mitigated” but at least one effect (1) has been adequately 
analyzed in an earlier document pursuant to applicable legal standards and (2) has been addressed by 
mitigation measures based on the earlier analysis, as described on attached sheets.  An 
ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects that remain 
to be addressed. 

  
  
  
  

 
 

I find that although the proposed project could have a significant effect on the environment, because 
all potentially significant effects (a) have been analyzed adequately in an earlier ENVIRONMENTAL 
IMPACT REPORT or NEGATIVE DECLARATION pursuant to applicable standards, and (b) have 
been avoided or mitigated pursuant to that earlier ENVIRONMENTAL IMPACT REPORT or 
NEGATIVE DECLARATION, including revisions or mitigation measures that are imposed upon the 
project, nothing further is required. 

   
   
Signature  Date 
   
   
Printed Name  For 
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Evaluation of Environmental Impacts: 
 
1. A brief explanation is required for all answers except “No Impact” answers that are adequately 

supported by the information sources a lead agency cites in the parentheses following each 
question.  A “No Impact” answer is adequately supported if the referenced information sources 
show that the impact simply does not apply to projects like the one involved (e.g., the project falls 
outside a fault rupture zone).  A “No Impact” answer should be explained if it is based on project-
specific factors as well as general standards (e.g., the project will not expose sensitive receptors to 
pollutants, based on a project-specific screening analysis). 

 
2. All answers must take account of the whole action involved, including offsite as well as onsite, 

cumulative as well as project-level, indirect as well as direct, and construction as well as 
operational impacts. 

 
3. Once the lead agency has determined that a particular physical impact may occur, the checklist 

answers must indicate whether the impact is potentially significant, less than significant with 
mitigation, or less than significant.  “Potentially Significant Impact” is appropriate if there is 
substantial evidence that an effect may be significant.  If there are one or more “Potentially 
Significant Impact” entries when the determination is made, an Environmental Impact Report (EIR) 
is required. 

 
4. “Negative Declaration: Less than Significant with Mitigation Incorporated” applies when the 

incorporation of mitigation measures has reduced an effect from a “Potentially Significant Impact” 
to a “Less-than-Significant Impact”.  The lead agency must describe the mitigation measures and 
briefly explain how they reduce the effect to a less-than-significant level.  (Mitigation measures 
from Section XVII, “Earlier Analyses,” may be cross-referenced.) 

 
5. Earlier analyses may be used if, pursuant to tiering, program EIR, or other CEQA process, an effect 

has been adequately analyzed in an earlier EIR or negative declaration [Section 15063(c)(3)(D)].  In 
this case, a brief discussion should identify the following. 

 
(a) Earlier Analysis Used.  Identify and state where earlier analyses are available for review. 
 
(b) Impacts Adequately Addressed.  Identify which effects from the above checklist were within 

the scope of and adequately analyzed in an earlier document pursuant to applicable legal 
standards and state whether such effects were addressed by mitigation measures based on the 
earlier analysis. 

 
(c) Mitigation Measures.  For effects that are “Less than Significant with Mitigation 

Incorporated,” describe the mitigation measures that were incorporated or refined from the 
earlier document and the extent to which they address site-specific conditions for the project. 

 
6. Lead agencies are encouraged to incorporate into the checklist references to information sources for 

potential impacts (e.g., general plans, zoning ordinances).  Reference to a previously prepared or 
outside document should, when appropriate, include a reference to the page or pages where the 
statement is substantiated. 

 
7. Supporting Information Sources:  A source list should be attached, and other sources used or 

individuals contacted should be cited in the discussion. 
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8. This is only a suggested form, and lead agencies are free to use different formats; however, lead 
agencies should normally address the questions from this checklist that are relevant to a project’s 
environmental effects in whatever format is selected. 

 
9. The explanation of each issue should identify: 
 

(a) the significance criteria or threshold, if any, used to evaluate each question; and  
(b) the mitigation measure identified, if any, to reduce the impact to a less-than-significant level. 
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Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less-Than-
Significant 

Impact 
No 

Impact 

I. AESTHETICS.  Would the project:     

a. Have a substantial adverse effect on a scenic vista?     

b. Substantially damage scenic resources, including, 
but not limited to trees, rock outcroppings, and 
historic buildings along a scenic highway? 

    

c. Substantially degrade the existing visual character 
or quality of the site and its surroundings? 

    

d. Create a new source of substantial light or glare 
that would adversely affect daytime or nighttime 
views in the area? 

    

 
a. No Impact.  The project would not affect a scenic vista.  The topography of the city ranges from 

gently sloping to flat, and its urban form provides little in the way of visual resources or unique 
topographic features (City of Westminster 1996).  No scenic vistas occur on or near the project site; 
therefore, no impacts would occur. 
 

b. No Impact.  The site currently consists of five vacant parcels.  No buildings or structures are on the 
project site.  One mature palm tree is on the site adjacent to Moran Street.  Trees in surrounding 
neighborhoods are not native tree species or historic heritage trees.  No natural rock outcroppings, 
state scenic highways, or scenic resources are located on or near the site.  No impacts would occur. 

 
c. Less-Than-Significant Impact.  By replacing five vacant lots with a condominium building, the 

existing character of the site would be substantially changed.   
 

The new condominium building would be approximately 60 feet at the highest extent of the roof and 
include three stories, with two four-story corner towers.  The new building is not consistent with the 
development standards for condominiums and townhouses, which establish a maximum building 
height of two stories or 35 feet (City of Westminster Municipal Code Title 17. Land Use, Chapter 
17.48.080 Condominiums and Townhouses—Standard Requirements).  Building height restrictions 
are established to maintain compatibility between land uses throughout the city.  Along with a new 
building that would be taller than adjacent buildings, the condominium building would have a greater 
mass and bulk.  The 80 units would be contained within one large building.  Because of the larger 
scale of the proposed building compared with the surrounding buildings, this project would be a 
major focal point of the neighborhood. 
 
Aesthetic impacts are highly subjective and may or may not be considered adverse by some members 
of the community.  Although the building would be taller and larger than other adjacent buildings, 
aesthetic impacts would not be considered significantly adverse due to the mixed urban setting, 
building setback, building and site design, and landscape. 
 
The site is located in an urban environment and is surrounded by mixed land uses with varying 
heights and masses; these land uses include commercial, residential, and vacant land.  The height of 

Case #2003-78 Moran Senior Condominiums  August 2004 
Recirculated IS/Proposed MND 04-01 3-5 J&S04007 



City of Westminster   Chapter 3.  Environmental Checklist and Analysis 

the new building is not expected to cast shadows on adjacent properties.  The immediate area does not 
have a unifying architectural or design theme and is therefore not considered to have a high quality 
aesthetic value. 
 
Because the project site is located within the Little Saigon Community Plan Area, the condominium 
building would be required to conform with Little Saigon Community Plan Area design standards.  
According to these standards, new development will “incorporate architectural elements similar to 
those found on buildings constructed in Vietnam in the early 1900’s in the French Colonial tradition.”  
The basic theme includes elements such as large overhanging tile roofs with eave brackets, use of 
columns and bright accent colors, and smooth finish stucco exteriors.  This architectural style would 
be compatible with several other buildings within the extended Little Saigon Community Plan Area. 
 
The three- to four-story building would be set back from the property line—40 feet along Bishop 
Place, 10 feet along Moran Street, and 55 feet adjacent to the mobile home park to the east.  
Landscape trees would partially screen the east side of the building for mobile home residents.  
Landscape trees and plantings would enhance the south and west sides of the site. 
 
The project would not degrade the existing visual character or quality of the site; therefore, impacts 
would be less than significant.  The four-story Alternative Development Scenario would result in 
similar visual impact findings. 

 
d. Less Than Significant with Mitigation Incorporated.  The site is currently vacant; however, the 

current use of the site for overflow parking includes high intensity lights atop approximately 20-foot 
wooden poles around the perimeter of the property and the four adjacent vacant lots to the north.  A 
total of 13 lights are on the project site.  These lights are unshielded and would shine directly into the 
adjacent mobile home properties.  Project lighting would include shielded florescent security lights 
along the building walls and pole-mounted high-pressure sodium lights along driveways.  The 
parking levels, interior open areas, and units in the building would contribute light to the existing site.  
The project site is located in an urban environment and is surrounded by existing development with 
light sources, including street and vehicle lights along Moran Street and Bishop Place; operational, 
security, and parking lot lighting at nearby commercial properties; and residential and security 
lighting at the adjacent residential areas.  The surrounding buildings and streets contain substantial 
light sources; therefore, the project would not represent a significant impact on area-wide lighting.   

 
The two major causes of adverse light impacts are glare and spill light.  The new building is not 
expected to have vast expanses of glass that could reflect light and cause glare impacts to nighttime 
drivers, pedestrians, and adjacent residents.  Additionally, the project would include landscape 
plantings along the exterior of the building, which would reduce potential glare impacts.  The new 
lighting associated with the development is not expected to create an adverse impact on the residents 
adjacent to the site to the east.  The property line for the mobile home residences would be 
approximately 10 feet from proposed lights for the new residential parking garage ramp and surface 
parking lights.  Variables affecting glare and light spill associated with parking lot lights include 
mounting heights, locations, and aiming of the light sources.  The use of proper design and state-of-
the-art reflectors and hoods on light sources would substantially reduce the effects from glare and 
spill light.  Although the new lights would be less intrusive to nearby residences, the following 
mitigation measures shall be incorporated as part of the project design to ensure that nearby residents 
are not affected by the project lights. 
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Mitigation Measures 

 
MMI-1: The project applicant shall comply with City design and lighting ordinances.  Prior to 

the City design review, the applicant shall submit a detailed lighting plan to the City 
of Westminster Planning Division.  Approved lighting shall be incorporated into the 
approved building plans and construction drawings. 

 
MMI-2: Prior to issuance of certificate of occupancy, the lighting contractor and field crew 

shall ensure the following: 

 all lights shall be aimed away from adjacent streets and residences; 

 the lamp enclosures and poles shall be painted to reduce reflection; and 

 light sources shall be installed with glare shields, hoods, and/or filtering louvers 
sufficient to prohibit spillage of light onto adjacent residential properties. 
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Potentially 
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Less Than 
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Incorporated 

Less-Than-
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Impact 
No 

Impact 

II. AGRICULTURAL RESOURCES.  In 
determining whether impacts on agricultural 
resources are significant environmental effects, 
lead agencies may refer to the California 
Agricultural Land Evaluation and Site Assessment 
Model (1997) prepared by the California 
Department of Conservation.  Would the project: 

    

a. Convert Prime Farmland, Unique Farmland, or 
Farmland of Statewide Importance (Farmland), as 
shown on the maps prepared pursuant to the 
Farmland Mapping and Monitoring Program of the 
California Resources Agency, to non-agricultural 
use? 

    

b. Conflict with existing zoning for agricultural use or 
conflict with a Williamson Act contract? 

    

c. Involve other changes in the existing environment 
that, due to their location or nature, could result in 
conversion of Farmland to non-agricultural use? 

    

 
a. No Impact.  The California Department of Conservation’s Farmland Mapping and Monitoring 

Program identifies categories of agricultural resources that are significant and therefore require 
special consideration.  According to the Department of Conservation’s Important Farmland Map, the 
project site is located within an area of “Urban and Built-up Land.”  This is defined as “residential 
land with a density of at least six units per ten acre parcel, as well as land used for industrial and 
commercial purposes, golf course, landfills, airports, sewage treatment and water control structures”  
(California Department of Conservation, Division of Land Resource Protection 1998).  Therefore, 
designated farmland would not be converted to accommodate the project.  No impacts would occur. 
 

b. No Impact.  The project site is not zoned for agricultural use.  The Williamson Act applies to parcels 
consisting of least 20 acres of Prime Farmland or at least 40 acres of farmland not designated as 
Prime Farmland.  The project site is not located within a Prime Farmland designation, nor does it 
consist of more than 40 acres of farmland.  No impacts would occur. 
 

c. No Impact.  The project would not disrupt or damage the operation or productivity of any areas 
designated as farmland.  The project is not located near or adjacent to any areas that are actively 
farmed; therefore, no farmland could be affected by land use changes in the project site.  No impacts 
would occur. 
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Potentially 
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Impact 

Less Than 
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Incorporated 
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Impact 
No 

Impact 

III. AIR QUALITY.  When available, the significance 
criteria established by the applicable air quality 
management or air pollution control district may be 
relied upon to make the following determinations.  
Would the project: 

    

a. Conflict with or obstruct implementation of the 
applicable air quality plan? 

    

b. Violate any air quality standard or contribute 
substantially to an existing or projected air quality 
violation? 

    

c. Result in a cumulatively considerable net increase 
of any criteria pollutant for which the project 
region is a nonattainment area for an applicable 
federal or state ambient air quality standard 
(including releasing emissions that exceed 
quantitative thresholds for ozone precursors)? 

    

d. Expose sensitive receptors to substantial pollutant 
concentrations? 

    

e. Create objectionable odors affecting a substantial 
number of people? 

    

 
a. Less-Than-Significant Impact.  A project is deemed inconsistent with air quality plans if it would 

result in population and/or employment growth that exceeds growth estimates included in the 
applicable air quality plan.  The project would not result in population or employment growth, as 
future residents (between 126 and 252 people) are expected to currently live elsewhere in the city.  
However, if people from outside the city were to move in, the total population increase would not be 
considered significant.  This impact would be less than significant. 

 
b. Less Than Significant with Mitigation Incorporated.  Project-related air emissions would have a 

significant effect if they resulted in concentrations that create either a violation of an ambient air 
quality standard or contribute to an existing air quality violation.  A Revised Air Quality Study was 
prepared for the project to assess the potential impacts on the local and regional air quality.  The 
Revised Air Quality Study is attached as Appendix A and is summarized below. 

 
 Construction Phase 

Construction activities for the project would result in short-term impacts on ambient air quality in the 
area.  Emissions from architectural coatings are estimated at 382.36 pounds per day for reactive 
organic gases (ROG), which significantly exceeds the South Coast Air Quality Management District’s 
(SCAQMD’s) ROG threshold of 75 pounds per day.  Additionally, emissions from building 
construction are estimated at 160.22 pounds per day for nitrogen oxide (NOX), which exceeds the 
NOX threshold of 100 pounds per day.  The Alternative Development Scenario would increase the 
number of units on the fourth story and therefore increase the building surface area and construction 
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emissions.  Implementation of the Mitigation Measures MMIII-1 and MMIII-2 would reduce 
emissions to levels below SCAQMD thresholds for the project and the Alternative Development 
Scenario. 

 
 Diesel exhaust is another health risk that was analyzed.  Exposure to diesel exhaust is expected to be 

well below the 70-year exposure period.  Project construction is not anticipated to result in an 
elevated cancer risk to exposed persons due to the short-term nature construction-related diesel 
exposure.  In addition, particulate matter smaller than or equal to 10 microns in diameter (PM10) from 
diesel emissions would be below the SCAQMD’s daily threshold.  The diesel risks associated with 
construction activities are considered to be less than significant. 

 
Mitigation Measures 

 
MMIII-1 Architectural coating activities, such as painting and stucco application, shall be limited 

to coating a maximum of 4,000 square feet of surface per day. 
 

MMIII-2 The project applicant shall implement the following NOX-reducing practices during all 
construction activities: 

 use aqueous diesel fuel in all off-road diesel equipment and 

 use cool exhaust gas recirculation equipment. 

Operational Phase  
Long-term air quality impacts are those associated with the change in permanent use of the proposed 
project site and from the addition of vehicle trips, stationary equipment, and landscape maintenance 
equipment.  Maximum operational stationary and mobile source air emissions are generated from 
vehicular emissions.  Operation of the project would result in ROG, NOX, carbon monoxide (CO), 
and PM10 emission levels below SCAQMD thresholds.  Therefore, no impact is anticipated to result 
from project operations or the Alternative Development Scenario. 

 
c. Less Than Significant with Mitigation Incorporated.  The SCAQMD considers its cumulative 

emissions thresholds to be the same as its project-specific thresholds.  Therefore, if a project’s 
mitigated emissions exceed the SCAQMD’s project-specific thresholds for either construction or 
operation, the project would have both project-specific and cumulatively significant air impacts.  

 
Because the proposed project and the Alternative Development Scenario would not exceed 
construction emission thresholds (after implementation of mitigation measures), or operational 
project-specific emissions thresholds, it would not result in air quality impacts that are cumulatively 
considerable.  Implementation of Mitigation Measure III-1 would ensure compliance with SCAQMD 
cumulative emissions standards.  

 
d. Less-Than-Significant Impact.  Certain residents, such as the very young, the elderly, and those 

suffering from certain illnesses or disabilities, are particularly sensitive to air pollution and are 
considered “sensitive receptors.”  The major source of project-related pollution affecting sensitive 
receptors would be CO generated by increases in automobile traffic.  CO concentrations in the 
vicinity of congested intersections (LOS F) and freeways would be expected to be higher than those 
recorded at the monitoring station.  Traffic data indicates that the increases in traffic would be less 
than significant; therefore, CO concentrations are anticipated to be below the thresholds and would 
not result in a significant air quality impact.  Air quality impacts on sensitive receptors would be less 
than significant. 
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e. No Impact.  The residential project is not expected to generate any objectionable odors affecting a 

substantial number of people.  No impacts would occur. 
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Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less-Than-
Significant 

Impact 
No 

Impact 

IV. BIOLOGICAL RESOURCES.  Would the 
project: 

    

a. Have a substantial adverse effect, either directly or 
through habitat modifications, on any species 
identified as a candidate, sensitive, or special-status 
species in local or regional plans, policies, or 
regulations, or by the California Department of 
Fish and Game or U.S. Fish and Wildlife Service? 

    

b. Have a substantial adverse effect on any riparian 
habitat or other sensitive natural community 
identified in local or regional plans, policies, or 
regulations, or by the California Department of 
Fish and Game or U.S. Fish and Wildlife Service? 

    

c. Have a substantial adverse effect on federally 
protected wetlands as defined by Section 404 of the 
Clean Water Act  (including, but not limited to, 
marshes, vernal pools, coastal wetlands, etc.) 
through direct removal, filling, hydrological 
interruption, or other means? 

    

d. Interfere substantially with the movement of any 
native resident or migratory fish or wildlife species 
or with established native resident or migratory 
wildlife corridors, or impede the use of native 
wildlife nursery sites? 

    

e. Conflict with any local policies or ordinances 
protecting biological resources, such as a tree 
preservation policy or ordinance? 

    

f. Conflict with the provisions of an adopted habitat 
conservation plan, natural community conservation 
plan, or other approved local, regional, or state 
habitat conservation plan? 

    

 
a.  No Impact.  Sensitive biological species are not known to occur in the City because of its highly 

urbanized environment (City of Westminster 1996).  The project site is located in a fully urbanized 
setting and is void of any natural vegetation or wildlife habitat; therefore, it does not have the 
potential to accommodate sensitive biological resources.  No impacts would occur. 
 

b. No Impact.  The site is void of any riparian habitat or other natural communities and therefore does 
not have the potential to accommodate sensitive biological resources.  No impacts would occur.   
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c. No Impact.  The project would not result in impacts to wetland areas.  The City does not have any 
significant wetland areas because of the extent of the urban development.  The site consists of five 
vacant dirt parcels and does not contain any wetland resources.  Additionally, soil on the site does not 
meet the requirements for hydric soil for support of wetland species.  No impacts would occur. 
 

d. No Impact.  The project would not impact migratory corridors, as it does not contain native 
vegetation and does not support foraging, roosting, or nesting sites.  The only area identified as 
containing migratory habitat in the City is the 160-acre Westminster Memorial Park Cemetery, which 
affords some habitat for migratory ducks, geese, and wild birds, such as hawks and owls (City of 
Westminster 1996).  The project site is located approximately 1.5 miles east of the cemetery and 
would not have an effect on this area.  No impacts would occur. 
 

e. No Impact.  The project would not conflict with any local policies or ordinances protecting 
biological resources.  The project site does not contain any biological resources that are protected by 
local policies.  No impacts would occur. 

 
f.  No Impact.  The site does not contain any sensitive biological resources.  The project would not 

conflict with provisions of an adopted conservation plan or other local, regional, or state conservation 
plans.  No impacts would occur. 
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No 
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V. CULTURAL RESOURCES.  Would the project:     

a. Cause a substantial adverse change in the 
significance of a historical resource as defined in 
Section 15064.5? 

    

b. Cause a substantial adverse change in the 
significance of an archaeological resource pursuant 
to Section 15064.5? 

    

c. Directly or indirectly destroy a unique 
paleontological resource or site or unique geologic 
feature? 

    

d. Disturb any human remains, including those 
interred outside of formal cemeteries? 

    

 
For the purposes of CEQA, historical resources usually include prehistoric and historical 
archaeological sites and the built environment.  Efforts to identify cultural resources in the project 
area included a record search, a literature review, an archaeological survey, a pedestrian survey, and 
consultation with the Native American Heritage Commission (NAHC), Native American 
representatives, and a local historical society.  A detailed Cultural Resources Study was prepared by 
Jones & Stokes and is included in its entirety as Appendix B.  The study is summarized below. 
 

a.    No Impact.  The project area is a vacant parcel.  The adjacent parcels do not contain properties that 
meet the age criterion of 50 years or older to be considered as potentially historic resources for the 
purposes of CEQA.   

 
b. Less Than Significant with Mitigation Incorporated.  No prehistoric or historical archaeological 

sites were identified within the project area, and the project area appears to have low sensitivity for 
archaeological resources.  However, Anthony Morales, chairman of the Gabrieliño/Tongva contacted 
Jones & Stokes with concerns that the project area is sensitive for Native American cultural 
resources.  Mr. Morales requested that a Native American monitor be present during all 
groundbreaking activities.   

 
There is always the possibility that significant buried cultural resources that were not identified 
during research or field surveys could be unearthed during project activities.  Construction activities 
could result in the demolition or disturbance of significant cultural resources, which would be 
considered a significant impact.  Implementation of Mitigation Measure MMV-1 would reduce this 
impact to a less-than-significant level. 

 
Mitigation Measure 

 
MMV-1: During construction, if buried cultural resources, such as chipped or ground stone, 

historical artifacts, building foundations, or human bone, are inadvertently discovered 
during ground-disturbing activities, the contractor shall ensure that all work will stop 
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in that area and within 100 feet of the find until a qualified archaeologist can assess 
the significance of the find and, if necessary, develop appropriate treatment measures 
in consultation with the City. 

 
 If human remains of Native American origin are discovered during project 

construction, compliance with state laws, which fall within the jurisdiction of the 
NAHC (Public Resource Code Sec. 5097), relating to the disposition of Native 
American burials will be adhered to.  If any human remains are discovered or 
recognized in any location other than a dedicated cemetery, the contractor shall 
ensure that excavation or disturbance of the site (including any nearby area 
reasonably suspected to overlie adjacent human remains) shall stop until: 

 
1. the coroner of the county has been informed and has determined that no 

investigation of the cause of death is required; and 
 
2. if the remains are of Native American origin, 

 
a. the descendants of the deceased Native Americans have made a 

recommendation to the landowner or the person responsible for the 
excavation work, for means of treating or disposing of, with appropriate 
dignity, the human remains and any associated grave goods as provided in 
Public Resources Code Section 5097.98, or 

 
b. the Native American Heritage Commission was unable to identify a 

descendant or the descendant failed to make a recommendation within 24 
hours after being notified by the commission. 

 
 According to California Health and Safety Code, six or more human burials at one 

location constitute a cemetery (Section 8100) and disturbance of Native American 
cemeteries is a felony (Section 7052).  Section 7050.5 requires that construction or 
excavation be stopped in the vicinity of discovered human remains until the coroner 
can determine whether the remains are those of a Native American.  If the remains 
are determined to be Native American, the coroner must contact the California 
NAHC. 

 
c. No Impact.  The project would not disturb any known paleontological resources or unique geologic 

features.  Paleontological resources are plant and animal fossils dated from 3.5 million to 7,000 years 
ago.  During previous surveys, no paleontological resource sites were found within 2 miles of the City 
boundaries (City of Westminster 1996).  Unknown paleontological resources have some potential to 
occur in subsurface areas of the site.  However, due to the limited extent of construction, these are not 
anticipated to be disturbed if they in fact exist.  Additionally, the site is flat and located in an urban 
area.  No other unique geologic features are expected to be disturbed by the project.  No impacts 
would occur. 

 
d. Less Than Significant with Mitigation Incorporated.  The 160-acre Westminster Memorial Park 

Cemetery is located approximately 1.5 mile southwest of the project site.  However, no human 
remains, including those in formal cemeteries, were identified on the project site.  There is always the 
possibility that unmarked burials may be unearthed during construction.  This would be considered a 
significant impact.  If human remains are identified during construction, implementation of 
Mitigation Measure MMV-1 would reduce this impact to a less-than-significant level. 
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No 
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VI. GEOLOGY AND SOILS.  Would the project:     

a. Expose people or structures to potential substantial 
adverse effects, including the risk of loss, injury, or 
death involving: 

    

 1. Rupture of a known earthquake fault, as 
delineated on the most recent Alquist-Priolo 
Earthquake Fault Zoning Map issued by the 
State Geologist for the area or based on other 
substantial evidence of a known fault?  (Refer 
to Division of Mines and Geology Special 
Publication 42.) 

    

 2. Strong seismic ground shaking?     

 3. Seismic-related ground failure, including 
liquefaction? 

    

 4. Landslides?     

b. Result in substantial soil erosion or the loss of 
topsoil? 

    

c. Be located on a geologic unit or soil that is unstable 
or that would become unstable as a result of the 
project and potentially result in an onsite or offsite 
landslide, lateral spreading, subsidence, 
liquefaction, or collapse? 

    

d. Be located on expansive soil, as defined in Table 
18-1-B of the Uniform Building Code (1994), 
creating substantial risks to life or property? 

    

e. Have soils incapable of adequately supporting the 
use of septic tanks or alternative wastewater 
disposal systems in areas where sewers are not 
available for the disposal of wastewater? 

    

 
a1. No Impact.  The Alquist-Priolo Earthquake Fault Zoning Act was passed in 1972 to mitigate the 

hazard of surface faulting to structures for human occupancy.  Surface rupture is the most easily 
avoided seismic hazard.  The primary purpose of the Alquist-Priolo Earthquake Fault Zoning Act is to 
prevent the construction of buildings used for human occupancy on an active fault line.  Unlike 
damage from ground shaking, which can occur at great distances from the fault, impacts from fault 
rupture are limited to the immediate area of the fault zone where the fault breaks along the surface.  

 
 There are no known active fault systems located within the city limits; therefore, no part of the City of 

Westminster has been designated under the Alquist-Priolo Act as a Special Study Zone (City of 
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Westminster 1996).  Additionally, the City of Westminster is not listed on the California Department 
of Conservation, Division of Mines and Geology’s list of cities affected by Alquist-Priolo Earthquake 
Fault Zones (California Department of Conservation, Division of Mines and Geology 1999).  No fault 
rupture impacts would occur. 

 
a2.  Less-Than-Significant Impact.  The project could expose people and structures to potential impacts 

associated with seismic ground shaking.  The expected ground motion characteristics of future 
earthquakes in the region will depend on the characteristics of the generating fault, the distance to the 
epicenter, the magnitude of the earthquake, and the site-specific geologic conditions.  According to 
the City’s general plan (City of Westminster 1996), ground shaking of moderate to severe intensity 
may be expected in the city from any of the seven major fault zones:  San Andreas, Newport-
Inglewood, Sierra Madre, Cucamonga, Whittier-Elsinore, San Jacinto, or San Fernando.  The most 
likely source of a strong seismic movement within the region would be a major earthquake on the San 
Andreas Fault located approximately 46 miles to the northeast.  Other potentially active local fault 
systems that could also affect the city and the project site are the Newport-Inglewood Fault Zone 
approximately 5 miles away, the Compton Thrust Fault approximately 5 miles away, Elysian Park 
Thrust Fault approximately 10 miles away, the Palos Verdes Fault approximately 14 miles away, and 
the Whittier-Elsinore Fault Zone approximately 15 miles away.   

 
 Westminster is underlain by poorly consolidated alluvial deposits and is located in Zone C, a region 

of greatest shaking in the Orange County area (City of Westminster 1996).  Required compliance 
with the most recent Uniform Building Code (with State of California modifications), including 
incorporation of state seismic safety standards, would minimize the potential for significant impacts.  
Project plans would be reviewed during the plan check process, which would ensure that these 
measures are incorporated.  Seismic ground shaking impacts would be less than significant. 

 
a3. Less Than Significant with Mitigation Incorporated.  The project could expose people and 

structures to liquefaction and secondary seismic-related ground failure such as differential settlement.  
Liquefaction is the temporary transformation of a soil or sediment to a fluid mass and is initiated by 
ground shaking, such as from earthquakes.  Soils and sediments most susceptible to liquefaction are 
low cohesion silty or sandy materials that are saturated by groundwater within 50 feet of the surface.  
However, other sediments, such as some gravelly and some cohesive materials, may also be subject to 
liquefaction (California Division of Mines and Geology 1997).  Additionally, ground shaking of 
sufficient magnitude must be present for liquefaction to occur.  Soils/sediments that are liquefied 
result in a loss of support for structures, utilities, and paving.   

  
 The project site is located in a designated liquefaction zone (California Department of Conservation, 

Division of Mines and Geology 1999).  Additionally, the City’s general plan designates the project 
site a having High Liquefaction Potential (City of Westminster 1996).  Additionally, the site is 
underlain by shallow groundwater, between 8 and 14 feet below ground level (Environmental Data 
Resources, Inc. 2004).  The subterranean parking garage would require excavation of soils to a 
maximum depth of approximately 12 feet.  This is considered a potentially significant impact.  

  
 All structures on the site would be constructed in accordance with the Uniform Building Code (with 

State of California modifications) and state seismic safety standards.  The City’s general plan states 
that compliance with Public Safety Policies VA1-2, VA1-3, and VA1-4 would reduce potential 
impacts to less-than-significant levels.  The general plan policies are therefore incorporated as 
mitigation measures to ensure compliance prior to and during construction.  Additionally, because of 
the potentially significant impact due to the high liquefaction potential and shallow groundwater 
level, detailed mitigation has been identified that would reduce impacts to a less-than-significant 
level. 
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MMVI-1: During plan check, the applicant shall submit a geologic report to the City of 

Westminster Building Department to identify site conditions and potential seismic 
geologic hazards risk and recommend measures to reduce potential safety impacts.  
The project design and development shall incorporate all recommended measures 
outlined in the geologic report to ensure that safety is not compromised (General Plan 
Policies VA1-2 and VA1-3). 

 
MMVI-2: All grading and construction plans shall clearly indicate required mitigation measures 

(General Plan Policy VA1-4).  
 
MMVI-3   The geologic report submitted in support of the grading permit and building permit 

applications shall include a liquefaction study.  Three copies of the report shall be 
submitted.  Additional measures may be required for structural design and 
waterproofing of foundations and below grade construction.  The geologic report shall 
be prepared by a California registered geotechnical engineer and shall provide criteria 
for design of foundations and underground walls and slabs, including waterproofing.  
The report shall be prepared according to Guidelines for Evaluation and Mitigating 
Seismic Hazards in California, Chapter 6 – Analysis and Mitigation of Liquefaction 
Hazards (California Division of Mines and Geology 1997) and shall include results 
from a detailed field investigation, a geotechnical field investigation, and geotechnical 
laboratory testing. 

 
 This mitigation measure assumes that the geologic/soils report will conclude that the 

liquefaction hazard at the site can be mitigated to an acceptable factor of safety for 
liquefaction resistance through the implementation of methods to prevent structural 
damage from liquefaction.  Such methods may include one or more of the following: 

 excavation and removal or recompaction of potentially liquefiable materials; 

 in-situ (i.e., in place) ground densification (e.g., compaction with vibratory 
probes, compaction grouting); 

 other types of ground improvement (e.g., permeation grouting, deep drains, 
structural fills, dewatering); 

 deep foundations (e.g., piles, piers); 

 reinforced shallow foundations (e.g., grade beams, rigid raft foundations); and  

 design of structures to withstand predicted ground softening and vertical and 
lateral ground displacement. 

a4.  No Impact.  The project would not expose people or structures to landslide hazards.  The topography 
of the site and surrounding area is generally flat and is not susceptible to landslides.  No impacts 
would occur. 

 
b. Less Than Significant with Mitigation Incorporated.  Because of the low topographic relief on site 

and the project surface coverage (asphalt, buildings, and landscaping), significant soil erosion after 
construction is not expected.  Exposed onsite soils would, however, be particularly prone to soil 
erosion impacts during the construction phase of the project, especially during heavy rains.  
Construction activities that could increase erosion potential would involve grading, excavation, and 
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hauling materials on and off the site.  Soil erosion impacts would be reduced to a less-than-significant 
level through compliance with the City’s erosion control plan policies, which specify best 
management practices (BMPs) for temporary erosion controls.  Such measures typically include 
temporary catchment basins and/or sandbagging to control runoff and contain sediment transport in 
the project site.  The City’s erosion control policies that relate to the project are incorporated in the 
following mitigation measure. 

 
Mitigation Measure 

 
MMVI-4: Prior to obtaining a grading permit, the applicant shall prepare and submit an erosion 

control plan to the City of Westminster Engineering Department to reduce erosion of 
on- and offsite soils.  This shall include, but not be limited to, the following 
measures. 

 The contractor shall water the site at least twice daily to reduce potential wind 
erosion and fugitive dust impacts. 

 The contractor shall be responsible for implementing wheel washing for the 
construction vehicles and equipment leaving the site to reduce deposition soil 
into the public right-of-way. 

 During construction, the contractor shall implement street sweeping in the 
vicinity of the project at least once per week, or as deemed necessary by the 
City’s Building and Engineering Departments. 

 During construction, the contractor shall implement the BMPs, as identified in 
the erosion control plan and Storm Water Pollution Prevention Plan (SWPPP).   

 
c. Less Than Significant with Mitigation Incorporated.  The site is located within an established 

liquefaction zone (California Department of Conservation, Division of Mines and Geology 1998).  
Additionally, project site contains unknown soils that may have been previously imported from 
another unidentified location or may be natural materials.  Soils in this area of the city are generally 
identified as Cenozoic Era, Quaternary Series soils.  This type of soil consists of the following soil 
surface textures: various types of sand, coarse, fine, loamy, gravelly, and loam (sandy, clay, silt) and 
clay.  Deeper soil types include as stratified series of loam, sand, and weathered bedrock 
(Environmental Data Resources, Inc. 2004). 

 
Because the project site is located in a liquefaction zone, and the exact composition of the onsite soils 
is unknown, it is assumed that the project site may be susceptible to unstable soils conditions that 
result in ground deformation, including shrinkage, settlement, lateral spreading, or any other 
horizontal deformation.  The incorporation of Mitigation Measures MMVI-1, MMVI-2, and MMVI-3 
would reduce potential unstable soils impacts to less-than-significant levels.  

  
d. Less-Than-Significant Impact.  Expansiveness is the potential of the soil to swell and shrink with 

repeated cycles of wetting and drying.  Expansive soils are not suitable for building foundations as 
they tend to be compressible and do not provide adequate support.  Approximately 25% of 
Westminster is underlain by soils with expansive or non-cohesive properties.  These soils occur in the 
northwestern corner and southeastern portion of the city (City of Westminster 1996).  Although exact 
composition of the onsite soils is unknown, the project site is located outside areas identified as 
having expansive soils.  It is expected that no special project design treatment expansive soils would 
be required; therefore impacts would be less than significant.   
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e. No Impact.  No septic systems would be required because the project would be connected to the 
existing municipal sewer system.  No impacts would occur. 
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No 
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VII. HAZARDS AND HAZARDOUS MATERIALS.  
Would the project: 

    

a. Create a significant hazard to the public or the 
environment through the routine transport, use, or 
disposal of hazardous materials? 

    

b. Create a significant hazard to the public or the 
environment through reasonably foreseeable upset 
and accident conditions involving the release of 
hazardous materials into the environment? 

    

c. Emit hazardous emissions or involve handling 
hazardous or acutely hazardous materials, 
substances, or waste within one-quarter mile of an 
existing or proposed school? 

    

d. Be located on a site that is included on a list of 
hazardous materials sites compiled pursuant to 
Government Code Section 65962.5 and, as a result, 
would it create a significant hazard to the public or 
the environment? 

    

e. Be located within an airport land use plan area or, 
where such a plan has not been adopted, be within 
two miles of a public airport or public use airport, 
and result in a safety hazard for people residing or 
working in the project area? 

    

f. Be located within the vicinity of a private airstrip 
and result in a safety hazard for people residing or 
working in the project area? 

    

g. Impair implementation of or physically interfere 
with an adopted emergency response plan or 
emergency evacuation plan? 

    

h. Expose people or structures to a significant risk of 
loss, injury, or death involving wildland fires, 
including where wildlands are adjacent to 
urbanized areas or where residences are intermixed 
with wildlands? 

    

 
a. Less-Than-Significant Impact.  Construction activities would involve the transport of fuels, 

lubricating fluids, solvents, and other substances.  However, the duration of the construction activities 
would be short and would not require the handling of significant amounts of these substances.  Large 
quantities of materials considered hazardous by the Environmental Protection Agency (EPA) would 
not be used at the development. 
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The storage, handling, and disposal of hazardous materials are regulated by the EPA, Occupational 
Safety & Health Administration (OSHA), Orange County Fire Authority (OCFA), and the Orange 
County Health Department.  Compliance with applicable laws and regulations governing the use, 
storage, and transportation of hazardous materials would minimize the potential for safety impacts to 
occur and would ensure that all potentially hazardous materials are used and handled in an 
appropriate manner.  Implementation of these measures would result in less-than-significant impacts, 
and no additional mitigation is required.  Typically, residential land uses do not generate, store, 
dispose of, or transport significant quantities of hazardous substances.  In addition, such land uses 
normally do not involve any dangerous activities that could expose onsite people or the surrounding 
community to any health hazards.  Impacts would be less than significant. 

 
b. Less-Than-Significant Impact.  The project is not expected to result in upset or accidents involving 

the release of hazardous materials.  Acutely hazardous materials, which are defined as having the 
potential to cause severe biological harm or death soon after a single exposure or dose, would not be 
used, stored, or disposed of on or off site.  The construction and operation of the project, however, 
would involve the handling of potentially hazardous materials such as cleaning products, solvents, 
fuels, and lubricating fluids.  Accidental release of these substances during transport or storage may 
have the potential to affect the public.  However, adherence to safety regulations set forth by the EPA, 
OSHA, OCFA, and the Orange County Health Department would result in less-than-significant 
impacts; therefore, no additional mitigation is required.  

 
c. Less-Than-Significant Impact.  The project site is approximately 0.25 mile west of an elementary 

school located at Bouchard Street and Bishop Place.  However, the residential project would not emit 
hazardous pollutants; therefore, impacts would be less than significant. 
 

d. Less-Than-Significant Impact.  The project site consists of a vacant unpaved lot that may have been 
used for row crops but was never developed.  The lot was recently used as an overflow parking area 
for the commercial shops on the west side of Moran Street and the Asian Garden shops one block 
east.    

 
 A search of available environmental records was conducted by Environmental Data Resources, Inc. 

(2004).  The database search was conducted for the project site and areas within 1 mile of the project 
site.  As part of the government records search several databases were accessed including Resource 
Conservation and Recovery Act (RCRIS); Facility Index Systems/Facility Identification Initiative 
Program Summary Report (FINDS); Hazardous Waste Information System (HAZNET); and 
Hazardous Substances Storage Container Database (UST HIST).  These sources recognize locations 
that generally store, transfer, or use hazardous and potentially hazardous materials.  The 
Environmental Data Resources, Inc. report meets the government records search requirements of the 
American Society of Testing and Materials (ASTM) Standard Practice for Environmental Site 
Assessments.  The review of governmental regulatory agency databases revealed no areas of 
environmental concern on the project site; therefore, no impacts would occur.  Thirty-five facilities 
were identified within a 0.25-mile radius of the project site.  
 
Table 3-1 lists the closest locations of sites containing hazardous or potentially hazardous materials, 
the databases in which they are listed, and information regarding the hazardous materials on those 
sites.  
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Table 3-1.  Identified Sites Containing Hazardous or Potentially Hazardous Materials  

Name Address Distance 
from 
Project 

Listed 
Database(s) 

Violations/ 
Information 

PLT 15185 Moran 
Street 

0-1/8 mile HAZNET Generates unspecified solvent mixture.  
Recycled off site.  No violations listed. 

Pacific Coast 
Painting 

15181 Moran 
Street 

0-1/8 mile RCRIC-SQG; 
FINDS 

Small-quantity generator.  No violations 
found. 

Bolsa Auto 
Repair & 
Muffler 

15175 Moran 
Street 

0-1/8 mile HAZNET Generates waste oil and mixed oil.  
Recycled off site.  No violations listed. 

Weld Right 15201 Moran 
Street 

0-1/8 mile RCRIC-SQG; 
FINDS 

Small quantity generator.  No violations 
found. 

Jacobsons 
Mobile Auto 
Tune 

15167 Moran 
Street 

0-1/8 mile RCRIC-SQG; 
FINDS 

Small quantity generator.  No violations 
found. 

Da Tai Auto 
Repair 

15165 Moran 
Street 

0-1/8 mile HAZNET Generates aqueous solution 10% organic 
residues.  Recycled off site.  No violations 
listed. 

1X 
Westminster 
Industrial 
Venture 

150205 Moran 
Street 

0-1/8 mile HAZNET Generates waste oil and mixed oil.  
Recycled off site.  No violations listed. 

ABC Auto 
Repair 

15159 Moran 
Street 

0-1/8 mile HAZNET Generates waste oil and mixed oil.  
Recycled off site.  No violations listed. 

California 
Metal Systems 
Inc. 

15131 Moran 
Street 

0-1/8 mile HAZNET; 
UST 

Generates waste oil/water, separation 
sludge, and mixed oil.  Recycled off site.  
No violations listed. 

Cal Metal 
Systems, A 
Cal Corp. 

15131 Moran 
Street 

0-1/8 mile FINDS; EMI No violations listed. 

A&D Auto 
Body 

15109 Moran 
Street 

0-1/8 mile HAZNET; 
LOCAL 

Generates solvent mixture waste and other 
organic solids.  Recycled off site.  No 
violations listed. 

Mueller 
Pipeliners Inc.  

15082 Moran 
Street 

0-1/8 mile HAZNET Generates waste oil and mixed oil.  
Recycled off site.  No violations listed. 

Atlantic Auto 
Parts & Repair 

15081 Moran 
Street 

0-1/8 mile HAZNET Generates solvent mixture waste and other 
organic solids.  Recycled off site.  No 
violations listed. 

Orange 
County Fire 
Station # 66 

15061 Moran 
Street 

0-1/8mile UST; HIST 
UST; LUST 
Cortese; CA 
FID UST 

Minor leaking from diesel underground 
storage tanks.  No action required.  Case 
closed.  Warning/notice of violation to 
uncooperative responsible parties.  Case 
closed. 

N Q Design 15058 Moran 
Street 

0-1/8 mile CLEANERS No violations listed. 

Alex Datsun 
SVC 

15058 Moran 
Street 

0-1/8mile RCRIS-SQG; 
FINDS 

Small-quantity generator.  No violations 
found. 

Allstar 
Manufacturing 

15171 West 
State Street 

0-1/8mile RCRIS-SQG; 
FINDS; 
HAZNET 

Small-quantity generator.  No violations 
found. 

 
Source:  Environmental Data Resources, Inc. 2004. 
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The types of facilities listed are typically found in urban areas and are not considered a danger to the 
health of persons who would reside at the proposed senior development.  Additionally, no businesses 
operating within 0.25 mile of the project had a significant release or mishandling of any hazardous 
substances.  Therefore, impacts are considered less than significant.   

 
e. No Impact.  The project site is not located within an airport land use plan, or within 2 miles of a 

public airport.  No impacts would occur. 
 
f. No Impact.  The project is not located within the vicinity of a private airstrip.  No impacts would 

occur. 
 
g. Less-Than-Significant Impact.  The project would not interfere with an adopted emergency 

response or evacuation plan.  The City maintains an emergency operations plan, which outlines the 
City’s planned response to emergency situations involving natural disasters, technological incidents, 
and nuclear defense operations (City of Westminster 1996).  The plan identifies the emergency 
management organization as being responsible for emergency support and protection.  OCFA 
provides emergency medical and fire protection support, and the Westminster Police Department is 
responsible for coordinating law enforcement and traffic control operations in emergency situations.  
The project would not affect the existing emergency service operations.  Emergency vehicle access 
for the project would be provided by three access points:  two on Moran Street and one on Bishop 
Place.  Additionally, three pedestrian gates would be provided.  Emergency fire, police, and medical 
vehicles would have free access through these gates.  Impacts would be less than significant. 

 
h. No Impact.  The project site is located within an urban area and is surrounded by developed areas.  

No native vegetation or wildlands are located adjacent to or near the project site.  No wildland fire 
impacts would occur. 
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Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less-Than-
Significant 

Impact 
No 

Impact 

VIII. HYDROLOGY AND WATER QUALITY.  
Would the project: 

    

a. Violate any water quality standards or waste 
discharge requirements? 

    

b. Substantially deplete groundwater supplies or 
interfere substantially with groundwater recharge, 
resulting in a net deficit in aquifer volume or a 
lowering of the local groundwater table level (e.g., 
the production rate of pre-existing nearby wells 
would drop to a level that would not support 
existing land uses or planned uses for which 
permits have been granted)? 

    

c. Substantially alter the existing drainage pattern of 
the site or area, including through the alteration of 
the course of a stream or river, in a manner that 
would result in substantial erosion or siltation on 
site or off site? 

    

d. Substantially alter the existing drainage pattern of 
the site or area, including through the alteration of 
the course of a stream or river, or substantially 
increase the rate or amount of surface runoff in a 
manner that would result in flooding onsite or 
offsite? 

    

e. Create or contribute runoff water that would exceed 
the capacity of existing or planned stormwater 
drainage systems or provide substantial additional 
sources of polluted runoff? 

    

f. Otherwise substantially degrade water quality?     

g. Place housing within a 100-year flood hazard area, 
as mapped on a federal Flood Hazard Boundary or 
Flood Insurance Rate Map or other flood hazard 
delineation map? 

    

h. Place within a 100-year flood hazard area 
structures that would impede or redirect 
floodflows? 

    

i. Expose people or structures to a significant risk of 
loss, injury, or death involving flooding, including 
flooding as a result of the failure of a levee or dam?
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Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less-Than-
Significant 

Impact 
No 

Impact 

j. Contribute to inundation by seiche, tsunami, or 
mudflow? 

    

 
 

a. Less Than Significant with Mitigation Incorporated.  During construction, sediment from erosion 
is the pollutant most frequently encountered.  Other pollutants of concern include toxic chemicals and 
miscellaneous wastes.  A typical construction site uses many chemicals or compounds, such as 
gasoline, oils, grease, solvents, and lubricants, that can be hazardous to aquatic life should they enter 
a waterway.  Additionally, concrete, trash, and sanitary wastes are common sources of potentially 
harmful materials.  Although most of the parking area would be contained within an enclosed parking 
garage, oils, grease, trash, etc. may accumulate in the driveways and surface areas during operation of 
the project.  These substances can be washed into storm drains during heavy rains.   

 
The City’s grading ordinance regulates grading activities to prevent degradation of water quality.  
This ordinance requires that contractors implement BMPs to prevent erosion and sedimentation.  Two 
types of BMPs are recommended for small construction projects:  non-structural BMPs and structural 
BMPs.  Non-structural BMPs include minimizing disturbance, preserving natural vegetation, and 
good housekeeping.  Structural BMPs include two categories: erosion controls and sediment controls.  
Erosion controls include use of such materials as mulch, grass, and stockpile covers.  Sediment 
controls include use of silt fencing, inlet protection, check dams, stabilized construction entrances, 
and sediment traps.  Most erosion and sediment controls also require regular maintenance during the 
construction period to operate correctly.  
 
Mitigation Measures MMVIII-1 and MMVIII-2 shown below, in conjunction with Mitigation 
Measure MMVI-4, would ensure that stormwater and grading impacts on water quality are reduced to 
a less-than-significant level. 
 
Additionally, impacts to surface water quality may occur during dewatering activities.  Because the 
subterranean parking garage would be constructed and would operate underground in an area subject 
to shallow groundwater levels, it may be subject to inundation by groundwater.  The underground 
portion of the project would most likely be sealed to be impermeable to possible surrounding 
groundwater.  A small amount of ongoing dewatering may be required to address possible leakage 
and minor surface water inundation.  This would be handled by sump pumps discharging into storm 
drains or sanitary sewers.  If the construction or operation of the parking garage requires dewatering 
activities, this action may result in a discharge to surface waters, a violation of surface water quality 
standards, or a substantial degradation of water quality.  Therefore, impacts to water quality would be 
significant.  Mitigation Measure MMVIII-3 would reduce this impact to a less-than-significant level.  

 
Mitigation Measures 

 
MMVIII-1:  Prior to issuance of any grading permits, the applicant shall prepare an SWPPP and 

provide proof that a Notice of Intent (NOI) to file a National Pollution Discharge 
Elimination System Permit (NPDES) was filed with the Santa Ana Regional Water 
Quality Control Board (Santa Ana RWQCB).  This evidence shall consist of a copy 
of the NOI stamped by the Santa Ana RWQCB.   
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MMVIII-2: Prior to the issuance of any grading permit, a Water Quality Management Plan 

(WQMP) for the final detailed project designs shall be submitted by the applicant to 
be approved by the City engineer.  The WQMP shall identify a program for the 
implementation of specific structural and non-structural BMPs to address water 
quality issues associated with the final detailed project design construction and 
development and so that predictable runoff is controlled. 

 
MMVIII-3: Controls on operational dewatering shall be implemented during excavation and 

construction phases.  Wastewater generated as a part of dewatering shall be 
discharged to the sanitary sewer for treatment at a wastewater treatment plant if 
possible.  If discharge to surface waters is unavoidable, before engaging in 
dewatering activities, the applicant will obtain an individual NPDES permit from the 
Santa Ana RWQCB for these discharges.  This permit will contain provisions that 
will require that discharges do not significantly degrade surface water quality, and 
will require a monitoring program to ensure that permit conditions are met.  Water 
discharged into surface water facilities will be required to meet the total maximum 
daily load (TMDL) and NPDES limits set in Orange County’s water quality permit.   

  
b. Less-Than-Significant Impact.  The project would not substantially deplete groundwater supplies.  

The City gets approximately 66% of its water supply from groundwater supplied by the Orange 
County Water District and 34% from Metropolitan Water District of Southern California (MWD) 
sources (City of Westminster 2003).  However, this water is not pumped from the groundwater below 
the project site.  Implementation of the project would not create a substantial demand on groundwater 
sources and would not significantly change the amount of groundwater available and pumped from 
local wells.  The site consists of 2.2 acres of vacant land that was used for overflow parking and is 
void of mature vegetation; therefore, the site does not have the capacity to serve as a significant 
source for groundwater recharge.  The project does not involve the direct withdrawal of groundwater 
for municipal use and would not substantially interfere with recharge capabilities.  Impacts to 
groundwater wells would be less than significant. 
 
Because the subterranean parking garage would be constructed and would operate underground in an 
area subject to shallow groundwater levels, it may be subject to inundation by groundwater.  During 
construction, an unknown amount of dewatering may be required to set the footings, foundation, and 
walls.  Additionally, a small amount of ongoing dewatering may be required to address possible 
leakage and minor surface water inundation during operation.  Dewatering would not deplete overall 
groundwater supplies.   
 
Additionally, the possible intrusion of the parking garage into the groundwater level would not 
obstruct or restrict the water flow.  The size of this garage compared to the large size of the 
groundwater layer is considered negligible.  Impacts to groundwater level, flow, and recharge are 
therefore considered to be less than significant. 
 

c. Less Than Significant with Mitigation Incorporated.  The project would not alter the existing 
drainage pattern of the site or cause substantial erosion or siltation.   

 
For the most part, the existing site is impermeable to stormwater due to continued use as an overflow 
parking area and compaction of soils.  Stormwater runoff currently runs into the surrounding streets 
and existing storm drains.  Site drainage after development would continue to be channeled into storm 
drains in the surrounding streets.  Because the site is vacant, erosion or siltation may currently add 
sediment to the stormwater runoff entering the surrounding storm drains.  As part of the project 
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development, erosion and sediment controls would be implemented.  Sediments would be greatly 
reduced from the runoff, thereby improving the water quality. 

  
Construction activities could increase erosion potential during the grading, excavation, and hauling of 
materials on and off the site.  This would result in onsite soils being prone to soil erosion impacts, 
especially during heavy rains.  The project is required to comply with the conditions of the BMPs (see 
item b under Section VI, Geology and Soils).  The project applicant will submit a WQMP and an 
Erosion Control Plan identifying all appropriate routine and minimum structural and non-structural 
BMPs, as stipulated in Mitigation Measure MMVI-3.  Compliance with this mitigation measure 
would reduce potential erosion impacts to less-than-significant levels. 

 
d. Less-Than-Significant Impact.  The project would result in approximately the same amount of 

impermeable surfaces as on the project site; therefore, there would be little change in the absorption 
rates and the amount of surface runoff.  Because of the urban character of the area and the previous 
use of the project site as a overflow parking lot, substantial amounts of stormwater are not readily 
absorbed into the soil.  The site currently directs surface flow to storm drains in the surrounding 
streets.  Development of the site would not significantly alter the existing volumes of runoff and 
would continue to direct runoff to the same storm drains that are currently used.  The project would 
not increase flooding potential.  Additionally, the project is required to have no net increase in 
stormwater discharge into existing storm drains.  The WQMP will address this requirement; therefore, 
impacts would be less than significant. 

 
e. Less Than Significant with Mitigation Incorporated.  The project would generate approximately 

the same amount of stormwater flowing off the site during wet weather conditions as the site does 
currently; therefore, existing drainage facilities within the area are expected to have adequate capacity 
to accommodate stormwater flows from the site development without contributing to flooding.  

 
Some polluted runoff would be generated from driveways and other onsite locations with 
impermeable surfaces, and from possible dewatering activities.  However, as part of the project, new 
runoff control structures would be constructed and would conform to BMPs.  Therefore, relative to 
existing conditions, the implementation of the project would result in improved overall water quality 
for stormwater runoff.  Given the relatively small size of the project site and the highly urbanized 
character of the surrounding areas and site, no significant impacts on overall water quality are 
anticipated during operation.  Compliance with conditions of the BMPs and the WQMP (Mitigation 
Measures MMVI-4, MMVIII-1, MMVIII-2, and MMVIII-3) would improve the water quality 
entering the storm drains, as compared to existing conditions.  Impacts would be less than significant 
with mitigation incorporated.   
 

f. Less-Than-Significant Impact.  The project would not otherwise degrade water quality, as no other 
sources that contribute to water degradation would occur. 

 
g. No Impact.  The project would not expose people to significant flooding hazards.  Westminster is 

located within the alluvial plains of the San Gabriel and Santa Ana Rivers, which are both outside city 
limits.  The project site is located in Flood Zone X, which is outside a 100-year flood hazard area  
(Panel #06059C0028F, Dated 6-14-2000) (Almendralo pers. comm.).  No impacts would occur. 

 
h. No Impact.  The project site is located outside the 100-year flood zone.  No impacts would occur. 

 
i. Less-Than-Significant Impact.  Westminster is located entirely within the dam inundation zone of 

Prado Dam, approximately 20 miles northeast.  The entire city is within the 500-year flood zone; 
however, floods depths would be less than 1 foot in the event of dam failure (City of Westminster 
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1996).  Prado Dam is a flood control and water conservation project constructed and operated by the 
U.S. Army Corps of Engineers, Los Angeles District.  The Los Angeles District has begun 
construction to increase the capacity of the reservoir behind Prado Dam.  The modifications to the 
dam will take place in three phases: 

 
1. raising the height of the dam 30 feet, building a new intake tower, and constructing improvements 

to the dam’s outlet works (Mar 2003–Sep 2003);  

2. constructing dikes in the basin to protect property (Sep 2004–Sep 2007); and 

3. raising the height of the adjacent spillway 20 feet (Jul 2006–Jan 2008) (U.S. Army Corps of 
Engineers, Los Angeles District 2004). 

 
  However, in the event of a dam failure, based on the distance to Prado Dam, the projected depth of 

potential floodwaters (less than 1 foot), and the emergency warnings that would be issued in the event 
of dam failure, the project would not expose people or structures to a significant risk.  Impacts would 
be less than significant. 

 
j. No Impact.  The project does not have the capability to expose people to potential impacts involving 

seiches, tsunamis, or mudflows.  The project site is located inland within an area of relatively flat 
terrain.  The project site is not near any major water bodies or in the path of mudflows.  No impacts 
would occur. 
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Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less-Than-
Significant 

Impact 
No 

Impact 

IX. LAND USE AND PLANNING.  Would the 
project: 

    

a. Physically divide an established community?     

b. Conflict with any applicable land use plan, policy, 
or regulation of an agency with jurisdiction over 
the project (including, but not limited to, a general 
plan, specific plan, local coastal program, or zoning 
ordinance) adopted for the purpose of avoiding or 
mitigating an environmental effect? 

    

c. Conflict with any applicable habitat conservation 
plan or natural community conservation plan? 

    

 
a. Less-Than-Significant Impact.  The project would not physically divide an established community.  

The project site is bordered by a mix of land uses, including mobile homes and single family 
residences to the east and south; commercial uses across Moran Street to the west; and vacant land 
adjacent to the north.  Although the new building would be a focal point for the area and would be 
larger and taller than neighboring residential and commercial developments, the three to four-story 
building would be set back from the property line and partially screened by landscape trees and 
plantings for nearby residents.   

 
 The project would support the existing residential land use pattern to the east and south.  

Additionally, the senior condominiums would provide a non-commercial buffer between the mobile 
home park and the auto service shops.  Therefore, the project would be compatible with surrounding 
land uses and would not divide the existing community.  Impacts would be less than significant. 

 
b. Less-Than-Significant Impact.  The City regulates land use within its jurisdiction through a general 

plan and zoning ordinance.  Compliance with each of these is discussed below. 
 
General Plan  
The project site has a general plan designation of “Planned Development Area D” (City of 
Westminster 1996).  The Planned Development land use designation provides for mixed- or single-
use development and each designated site has a goal that guides development as well as use type.  
The goal for Area D states a desire for commercial retail uses (hotel complex and visitor center) or 
residential component.  The residential senior condominium project is consistent with this goal.  Floor 
area ratios and density limits would be exceeded (see zoning below); however, this is permitted in a 
Planned Development Area as long as compliance with performance standard goal provisions is 
demonstrated (General Plan Policy IIA2-9).  The Planned Development Area D performance standard 
goal is 300 average daily vehicle trips (ADT) per acre.  The proposed project is expected to generate 
1,543 ADT for the 2.37-acre site, or approximately 650 ADT per acre.  However, General Plan Policy 
IIA2-9 states the performance standard goals may be exceeded if the traffic analysis finds that the 
increase will not adversely impact the City’s transportation system, ADT potential on other Planned 
Development Area sites, or the City’s ability to meet regional transportation mandates.  A traffic 
impact study was prepared by Linscott, Law and Greenspan Engineers (LLG) in February 2004 and 
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revised in June 2004 (Appendix D).  As shown in this report, the project would not exceed City of 
Westminster traffic impact criteria.  Additionally, the project would not affect existing regional 
transportation systems.  Therefore, the project would be consistent with the performance standard. 
 
The project site is also in the Little Saigon Community Plan Area and is therefore required to be 
designed and built to comply with Little Saigon Community Plan Area design standards.  According 
to these standards, new development will “incorporate architectural elements similar to those found 
on buildings constructed in Vietnam in the early 1900’s in the French Colonial tradition.”  A 
traditional Chinese architectural theme may also be used.  The basic theme includes elements such as 
large overhanging tile roofs with eave brackets, use of columns and bright accent colors, and smooth 
finish stucco exteriors.  Additionally, prior to approval, the project will be reviewed by City staff for 
conformance with design guidelines.  The project would be consistent with the Little Saigon 
Community Plan Area policies. 
 
In addition, the project is located in a redevelopment area, which is identified as an integral part of 
future development in Westminster.  The goal of redevelopment areas is to increase City revenues, 
improve the citywide image, and provide needed infrastructure.  The project would contribute to City 
revenues through property taxes.  The project would improve the citywide image by converting a 
vacant lot into a theme-oriented livable community and would introduce new development to help 
revitalize the area.  Therefore, the project is consistent with the redevelopment area goal. 

 
Zoning Ordinance 
The Land Use Ordinance (zoning) of the City of Westminster Municipal Code (Code) designates the 
project site as C-M (Commercial Industrial).  Permitted uses within the C-M zone are required to 
comply with the City Industrial Performance Standards (Section 17.26.010).  Because the project is 
residential and not commercial or industrial, it would not comply with the existing City Industrial 
Performance Standards; therefore, it would not be consistent with the zoning designation.  A zone 
change from C-M to R-5 (Multiple Units, 19 to 24 Units/Acre) is required and is part of the project 
application.  Permitted uses for a R-5 zone range from apartment houses and boarding lodges to 
multiple-, two-, and single-family units.  Senior citizen dwellings are subject to the provisions of a 
conditional use permit.   
 
Based on the 103,500-square-foot size of the project site (103,613 minus the 113-square-foot 
City-required dedication of land), the project would provide 1,294 square feet of land area per unit.  
However, an R-5 residential zone requires a minimum of 1,800 square feet of land per unit, or a 
maximum of 57 allowable units for the project site.  To construct a higher density development on the 
project site, the developer has proposed that the project exclusively house residents 55 years or older, 
therefore providing for a density bonus of 25% above the allowable units.  This agreement would 
allow 14 additional units to be developed, for a total of 71 units.  The increase in density beyond 
71 units would be permitted by the City because the project is consistent with the City’s land use 
designation of Planned Development.  This incentive would allow the remaining nine units to be 
developed, for a total of 80 units 

 
Additionally, the City Code limits the height for condominiums to two stories or 35 feet (City of 
Westminster Municipal Code Title 17. Land Use).  The condominium building would be three stories 
with two four-story towers and approximately 60 feet high, which would exceed the height limit for 
this building.  An application for a height variance is part of the project and if approved would allow 
the project to exceed the two-story, 35-foot height limit. 
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A parking study was conducted to identify potential parking impacts.  The project would provide two 
parking spaces per unit.  This is consistent with City parking requirements.  See Item XV, 
Transportation and Traffic, for a complete discussion. 

  
The project requires the following discretionary actions by the City:  

 

 Rezone the site’s current designation of C-M (Commercial-Industrial) to an R-5-P zone (Multiple 
Units, 19 to 24 Units/Acre, Parking Overlay).  The “P” parking overlay would allow 
nonresidential parking on the site.   

 Five variances: 

 Building Height.  The municipal code for condominiums specifies a 35-foot height and two-
story maximum.  Along the outside edge of the property, the building would be three stories 
high with two four-story towers, containing eight residential units.  In addition, the peak of 
the roof extends to approximately 60 feet. 

 Lot Coverage.  The parking structure occupies more than 60% of the site, which is the 
maximum for an R-5 zone.   

 Enclosed Retail Parking.  The municipal code specifies “open air” temporary parking of 
automobiles within a Parking Overlay District.  A variance is needed to enclose the parking 
stalls. 

 200 parking spaces are required for condominiums, and the variance would allow 162 
parking spaces. 

 A variance is needed to allow the use of tandem parking for 34 of the required parking 
spaces. 

 Tentative Tract Map Condominium Purposes. 

 Site plan review for compliance with the City’s zoning limitations. 

 Design review of the building’s architecture for compliance with the City’s design standards. 

 Conditional use permit to allow the condominium and townhouse as well as the R-5 development 
standards to be evaluated as to their applicability to and possible modification for senior citizen 
housing in an R-5 residential zone. 

 Development incentive density bonus to allow a higher density than permitted by the R-5 zone.  

The proposed project includes applications for the discretionary items listed above.  These actions 
would not result in adverse physical environmental impacts.  With approval of the zone change, 
variances, conditional use permit, and other city actions, the project would not result in significant 
impacts related to consistency with land use plans for the site.  The Alternative Development 
Scenario would require the same discretionary and other approvals. 

 
c. No Impact.  The project is located in an urbanized setting and no locally designated species or 

natural communities are known to exist in the project area.  The site is not part of any habitat 
conservation plan or natural community preservation plan.  No impacts would occur. 
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Potentially 
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Less Than 
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with 
Mitigation 

Incorporated 

Less-Than-
Significant 

Impact 
No 

Impact 

X. MINERAL RESOURCES.  Would the project:     

a. Result in the loss of availability of a known 
mineral resource that would be of value to the 
region and the residents of the state? 

    

b. Result in the loss of availability of a locally 
important mineral resource recovery site 
delineated on a local general plan, specific plan, or 
other land use plan? 

    

 
a. No Impact.  There are no areas in or around the project site that are designated as significant mineral 

aggregate resource areas.  The project site and surrounding areas are located within a mineral 
resource zone classified as MRZ-3.  This zone is defined as “areas containing mineral deposits the 
significance of which cannot be determined” (California Department of Conservation, Division of 
Mines and Geology 1994).  Since the significance of the deposit is unknown, and because the project 
site would be considered too small in comparison to the required area needed to conduct mining 
operations, no project-related mineral resource impacts would occur.  Additionally, mining on the site 
would be infeasible due to land use compatibility conflicts.  No impacts would occur. 
 

b. No Impact.  Although the status of mineral resources on this site is unknown, there are no plans for 
current or future mining operations; therefore, the project would not result in the loss of a locally 
important mineral resource.  No impacts would occur.   
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Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less-Than-
Significant 

Impact 
No 

Impact 

XI. NOISE.  Would the project:     

a. Expose persons to or generate noise levels in 
excess of standards established in a local general 
plan or noise ordinance or applicable standards of 
other agencies? 

    

b. Expose persons to or generate excessive 
groundborne vibration or groundborne noise 
levels? 

    

c. Result in a substantial permanent increase in 
ambient noise levels in the project vicinity above 
levels existing without the project? 

    

d. Result in a substantial temporary or periodic 
increase in ambient noise levels in the project 
vicinity above levels existing without the project? 

    

e. Be located within an airport land use plan area, or, 
where such a plan has not been adopted, within two 
miles of a public airport or public use airport and 
expose people residing or working in the project 
area to excessive noise levels? 

    

f. Be located in the vicinity of a private airstrip and 
expose people residing or working in the project 
area to excessive noise levels? 

    

 
a. Less Than Significant with Mitigation Incorporated.  The existing noise environment in the 

project area is dominated by noise from vehicular traffic traveling on Moran Street and Bishop Place.  
Auto shop operations located directly west of the project site across Moran Street are also a 
significant source of noise.  Short-term and long-term noise monitoring was conducted in the project 
area between February 5, 2004 and February 9, 2004 to characterize weekday and weekend noise 
conditions.  A detailed noise study was prepared by Jones & Stokes in March 2004 and revised in 
June 2004.  The revised noise study is included in its entirety in Appendix C.  This study is 
summarized below. 

 
Construction Noise
Residences along the west side of the Bolsa Verde Estates Mobile Home Park are the closest sensitive 
receptors to project site.  Construction noise within 50 feet of equipment may be as high as 92 dBA.  
However, because of the unknown site soil conditions and liquefaction zone designation, pile driving 
may be required during construction.  If pile driving is required, and depending on type of driver, 
noise levels could increase to 101 dBA at 50 feet.  A 6-foot wall separates the mobile home park from 
the project site, which would reduce construction noise by approximately 5 dB where the wall 
obstructs the line of sight from the noise source to the receptor.  Construction noise would be 
temporary and would occur over a relatively short period of time.  Construction noise is exempt from 
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the noise ordinance between 7:00 a.m. and 8:00 p.m., Monday through Saturday.  Construction 
conducted outside these hours could violate the City’s noise ordinance standards and result in 
significant noise impacts.  Implementation of the following mitigation measures will ensure 
compliance with standard city conditions and reduce construction noise impacts to a less-than-
significant level.  

 
Mitigation Measures 

 
MMXI-1:  Construction activities shall only occur between the hours of 7:00 a.m. and 8:00 p.m., 

Monday through Saturday.  This measure shall be made a condition of the construction 
contract. 

 
MMXI-2: Prior to and during construction, project applicant shall comply with the City General 

Plan Policies VB2-1 and VB2-2.  To comply with City Policies VB2-1 and VB2-2, an 
acoustical study and construction mitigation plan shall be implemented.  Mitigation 
should include, but not be limited to, the following. 

 Locate equipment as far from noise-sensitive receptors as practicable.  All stationary 
noise-generating equipment, such as pumps and generators, will be located as far as 
possible from nearby noise-sensitive receptors as practicable.  Where practicable, 
noise-generating equipment will be shielded from nearby noise-sensitive receptors by 
noise-attenuating buffers such as structures or haul truck trailers.  Stationary noise 
sources located less than 300 feet from noise-sensitive receptors will be equipped 
with noise-reducing engine housings.  Portable acoustic barriers will be placed 
around noise-generating equipment located within 200 feet of residences.  Water 
tanks and equipment storage, staging, and warm-up areas will be located as far from 
noise-sensitive receptors as possible. 

 Use sound-control devices on combustion-powered equipment.  All construction 
equipment powered by gasoline or diesel engines will be required to have sound-
control devices at least as effective as those originally provided by the manufacturer.  
All equipment will be operated and maintained to minimize noise generation.  No 
equipment will be permitted to have an unmuffled exhaust. 

 Shield/shroud any impact tools used during demolition of existing infrastructure. 

 Shut off Mobile noise-generating equipment and machinery when not in use.   

 Use shortest traveling routes, when practicable.  Construction vehicles accessing the 
site will be required to use the shortest possible route to and from local freeways, 
provided the routes do not cause nuisance noise to receptors along the route. 

 Project applicant shall disseminate essential information to residences and implement 
a complaint response/tracking program.  Prior to construction, the project applicant 
shall notify residences within 500 feet of the construction area of the construction 
schedule for the proposed project.  The notice shall be sent via certified mail to 
residents.  The project applicant shall submit a radius map, list of residents, and copy 
of the notice to the City of Westminster Planning Department.  The project applicant 
and the construction contractor shall be designated as noise disturbance coordinators 
and shall be responsible for responding to complaints regarding construction noise.  
The coordinators shall determine the cause of the complaint and shall ensure that 
reasonable measures are implemented to correct the problem.  A contact telephone 
number for the noise disturbance coordinator shall be conspicuously posted on 
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construction site fences and shall be included in the written notification of the 
construction schedule sent to residents. 

MMXI-3:   Throughout the construction period, the contractor shall implement additional noise 
mitigation measures at the request of the City or county.  Additional measures may 
include changing the location of stationary noise-generating equipment, shutting off 
idling equipment, rescheduling construction activity, installing acoustic barriers around 
stationary sources of construction noise, using alternative equipment or construction 
methods that produce less noise, and other site-specific measures, as appropriate. 

 
Operational Noise 
To assess traffic noise impacts on the surrounding noise-sensitive land uses, the City’s threshold of 
60 dBA (decibels above reference noise adjusted) for residential land uses is used along with the 
change in traffic noise predicted to result from project implementation.  The project or Alternative 
Development Scenario would not substantially change traffic noise conditions in the project area.  
This impact is therefore considered to be less than significant.   

 
Although not required as part this CEQA analysis, this Initial Study evaluates the exposure of future 
residents of the project to the surrounding noise environment.  This analysis was conducted primarily 
to assess the affects of noise from the auto service shops along the west side of Moran Street, directly 
across from the project site.  

 
The noise model indicates that traffic noise would exceed City’s threshold for exterior noise of 60 
Ldn closer than 65 feet from Moran Street and 95 feet from Bishop Place.  Because primary outdoor 
activity areas would be located beyond this distance, the exposure of the future residents to exterior 
traffic noise is considered to be less than significant. 

 
Residential building structures would be approximately 35 feet from the centerline of Moran Street 
and approximately 65 feet from the centerline of Bishop Place.  The traffic noise modeling results 
indicate that the building facades facing Moran Street would be exposed to traffic noise of about 
65 Ldn and facades facing Bishop Place would be exposed to traffic noise of about 44 Ldn.  Standard 
building construction will typically provide 15 to 20 dB of exterior-to-interior noise reduction with 
window closed.  This indicates that interior noise levels could exceed the state interior noise standard 
of 45 Ldn. 
 
Short-term maximum sound levels at the project site were recorded as high as 88 dBA from traffic 
and activity at auto service facilities across Moran Street.  Standard building construction typically 
provides 15 to 20 dB of exterior-to-interior noise reduction with window closed.  This indicates that 
residences could be exposed to interior noise in excess of the City’s interior noise standard of 55 dBA 
during the day and 45 dBA at night.  Surrounding noise is also expected to exceed the state interior 
noise standard of 45 Ldn. 

 
Because interior noise levels are expected to exceed state and city interior noise standards, this impact 
is considered to be significant.  Compliance with the following state standard condition would ensure 
that impacts are reduced to a less-than-significant level.  

 
Mitigation Measures 

 
MMXI-4:  The project applicant shall retain a qualified acoustical consultant to design treatments for 

the residential units such that interior noise levels comply with the requirements of 
Article 4 of the California Administrative Code (California Noise Insulation Standards, 
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Title 25, Chapter 1) so that interior noise levels do not exceed 45 Ldn.  The design shall 
meet the City interior noise standard of 55 dBA between the hours 7:00 a.m. and 
10:00 p.m. and 45 dBA between the hours of 10:00 p.m. and 7:00 a.m. Treatments may 
include but are not limited to installing acoustically rated windows and avoiding sound 
transmission paths through vents or other openings in the building shell.  If it is required 
that windows be closed, forced fresh air ventilation shall be required.   

 
MMXI-5:  The project applicant’s acoustical consultant shall prepare a report detailing the 

acoustical treatments to be applied to the building for compliance with the interior noise 
standards.  The report shall be reviewed and approved by the City prior to issuance of the 
building permit.  

 
b.  Less Than Significant with Mitigation Incorporated.  Construction activities associated with 

grading and excavation may result in ground vibration.  Pile-driving activities could potentially 
occur during construction of the project.  The results indicate that impact pile driving may exceed a 
peak particle velocity of 0.2 inches per second at buildings located within approximately 60 feet.  
Because the closest sensitive receptor is approximately 60 feet east of the potential pile driving 
activity location, the vibration impact would be significant.  Implementation of Mitigation Measure 
MM-6 would reduce this impact to a less-than-significant level.  
 
MMXI-6:  If pile driving is required, the project applicant shall retain a qualified vibration 

consultant to identify pile driving equipment and methods necessary to limit ground 
vibration from pile driving to 0.20 inches per second at the nearest structures.  Use of a 
vibratory driver rather than an impact driver or limiting the minimum distance between 
impact drivers and structures are methods than can be used to limit vibration.   

 
c.  Less-Than-Significant Impact.  The proposed project would not result in a substantial permanent 

increase in ambient noise levels in the project vicinity.  For the purposes of this assessment, a change 
less than 5 dB is not considered substantial.  The proposed project is not anticipated to result in any 
increase in traffic noise.  This impact is therefore considered to be less than significant. 

 
d. Less Than Significant with Mitigation Incorporated.  Noise impacts associated with project 

construction will result in temporary or periodic increases in ambient noise levels.  However, 
construction-related increases in noise are anticipated to be short-term, due to the temporary nature of 
construction.  In addition, implementation of Mitigation Measures MMXI-1 through MMXI-3 is 
expected to reduce construction noise to acceptable levels.  It should be noted that employment of all 
feasible noise attenuation devices and techniques may be capable of reducing noise levels for 
stationary equipment to some degree, but trucks and other mobile equipment cannot be surrounded by 
noise barriers at all locations.  However, construction noise associated with hauling of material is 
periodic in nature and would be restricted to daytime hours, similar in nature to existing vehicle noise, 
and all construction activity would be in accordance with standard noise control measures.  With 
implementation of Mitigation Measures MMXI-1 through MMXI-3, construction noise impacts 
would be reduced to levels considered to be less-than-significant. 

 
e.  No Impact.  The proposed project is not located within a 2-mile radius of an airport; therefore, no 

noise impacts related to air traffic are expected.  No impacts would occur. 
 
f.  No Impact.  The proposed project is not located within the vicinity of a private airstrip.  No impacts 

would occur. 
 

Case #2003-78 Moran Senior Condominiums  August 2004 
Recirculated IS/Proposed MND 04-01 3-37 J&S04007 



City of Westminster   Chapter 3.  Environmental Checklist and Analysis 
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Less Than 
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with 
Mitigation 

Incorporated 

Less-Than-
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No 
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XII. POPULATION AND HOUSING.  Would the 
project: 

    

a. Induce substantial population growth in an area, 
either directly (e.g., by proposing new homes and 
businesses) or indirectly (e.g., through extension of 
roads or other infrastructure)? 

    

b. Displace a substantial number of existing housing 
units, necessitating the construction of replacement 
housing elsewhere? 

    

c. Displace a substantial number of people, 
necessitating the construction of replacement 
housing elsewhere? 

    

 
a. Less-Than-Significant Impact.  Future residents of the project are expected to relocate from other 

locations within Westminster; therefore, the project would not result in significant changes to the 
city’s current population.  However, if all the future residents relocated from areas outside 
Westminster, the project would result in direct population growth of between 126 (one person per 
bedroom) and 252 people (2 people per bedroom).  This represents a maximum 0.3-percent growth in 
population considering the total population (88,207) of the city (Myoc.com 2004), which is not 
considered substantial.  The project is located within an urban area with existing public services and 
infrastructure that can accommodate the proposed development.  Additionally, the project would not 
enable future growth by providing additional services where none currently exist.  Impacts would be 
less than significant. 

 
b. No Impact.  The project site is currently vacant; therefore, the project would not displace any 

housing.  No impacts would occur. 
 
c. No Impact.  The project site is currently vacant; therefore, implementation of the project would not 

result in the loss of any homes or displace any people.  No impacts would occur. 
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No 
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XIII. PUBLIC SERVICES.  Would the project:     

a. Result in substantial adverse physical impacts 
associated with the provision of new or physically 
altered governmental facilities or a need for new or 
physically altered governmental facilities, the 
construction of which could cause significant 
environmental impacts, in order to maintain 
acceptable service ratios, response times, or other 
performance objectives for any of the following 
public services: 

    

1.Fire protection?     

2.Police protection?     

3.Schools?     

4.Parks?     

5.Other public facilities?     
 
Fire Protection 
  
a1. Less-Than-Significant Impact.  Implementation of the project would contribute additional demand 

for fire protection and emergency medical services, including possible additional wear on fire 
equipment and increased use of medical supplies.  The site is currently vacant; therefore, 
implementation of the project would result in a direct increase of fire service responses to the site.  
OCFA provides fire protective services to Westminster from three OCFA fire stations.  The nearest 
fire station, Station 66, is located at 15061 Moran Street and is located less than 0.12 mile from the 
project site.  Based on the small size of the project and the short distance to the nearest fire station, 
the increase in service demand would not require new or additional fire facilities.  Emergency vehicle 
access for the project would be provided by three access points: two on Moran Street and one on 
Bishop Place.  Additionally, several pedestrian gates would be provided.  Emergency fire and medical 
vehicles would have free access through these gates.  Prior to final site plan approval, the applicant 
will submit plans to the department for review of compliance with applicable water pressure and fire 
equipment regulations.  Impacts would be less than significant.   

 
Police Protection 
 
a2. Less-Than-Significant Impact.  The Westminster Police Department provides police services to 

Westminster and is located at 8200 Westminster Boulevard, approximately 1.5 miles northwest of the 
project site.  The Westminster Police Department provides several types of law enforcement services, 
including narcotic enforcement, gang suppression, animal control, problem-oriented policing, and 
administration of the DARE Program (City of Westminster 1996).  Westminster Police Department 
staff comprises 149 full-time employees, including 105 sworn officers and 44 full-time support staff.  
It serves a population of approximately 88,207, with an officer/population ratio of 1:840 or about 1.2 
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officers per 1,000 people.  The Westminster Police Department also has volunteer and part-time staff 
that includes six dispatchers, four parking control officers, 25 reserve officers, 20 Explorer Post  #810 
members, 15 Interns, and 10 Chaplains.  The project site is located within the Westminster Police 
Department’s District 34, Beat E, which is generally located east of Magnolia Street, south of Bolsa 
Avenue, west of Bushard Street, and north of MacFadden Avenue (City of Westminster 2004).  The 
project may increase Westminster’s population by a maximum of 0.3 percent and is not expected to 
place a significant added burden on the Westminster Police Department.  Additionally, the 
department is currently patrolling the project site and surrounding areas.  Emergency vehicle access 
for the project would be provided by three gated driveways and several pedestrian gates.  Emergency 
police vehicles would have free access through these gates.  Prior to final site plan approval, the 
applicant would submit plans to the department for review of compliance with applicable safety 
regulations.  The project would not require new or additional police facilities.  Impacts would be less 
than significant. 

 
Schools 
 
a3.  No Impact.  School services in Westminster are provided by four school districts: the Westminster 

School District, the Garden Grove Unified School District, the Ocean View School District, and the 
Huntington Beach Union High School District.  The four districts have 23 school facilities that serve 
students in Westminster (City of Westminster 1996).  The demand for new schools is generally 
associated with population increases or impacts on existing schools.  Because the proposed project 
would be a senior citizen residential development and would not be associated with an increase in 
children or demand on area schools, no impacts would occur. 

 
Parks 
 
a4. Less Than Significant with Mitigation Incorporated.  The demand for parks is generally associated 

with the increase of housing or population in an area.  The project has the potential of increasing the 
city population by a maximum of approximately 252 people.  This increase is not considered a 
substantial increase and would not have any significant impact on existing park use.  

 
These new residents would be served by 10 parks within the vicinity.  Parks within 1 mile of the 
project site include:  Westminster Park, Roger Stanton Park, Park West Park, Palos Verdes Park, 
Honeysuckle Park, Clover Dale Park, Elden F. Gilespie Park, Bowling Green Park, New Castle Park, 
and Coronet Park.  Additionally, Mile Square Regional Park, which includes picnicking areas, paved 
walks, and three golf courses, is located approximately 1.5 miles southwest of the project.  The 
Fountain Valley Recreation and Cultural Center would also be available for use by future residents.   

 
Although this project would not have a significant impact on parks in the area, payment of park fees 
is required.  In accordance with the Quimby Act (California Government Code Section 66477), the 
City of Westminster General Plan Policies IIA 5-1 and IIA 5-2, and Programs IIA.1 through IIA.3, 
new residential housing projects are be required to dedicate land (parkland-to-population ratio of 3 
acres for every 1,000 people), pay in-lieu fees, or a combination of both to provide recreational 
facilities.  For this project, a fee would be required in lieu of park dedication, in conformance with 
Westminster Municipal Code Section 16.12.  This fee is assessed based on the number of homes in 
the tract and the valuation of the land, based on a Member of the Appraisal Institute (MMAI) report 
prepared for this project.  Implementation of the following mitigation measure would reduce impacts 
to a less-than-significant level. 
 

Case #2003-78 Moran Senior Condominiums  August 2004 
Recirculated IS/Proposed MND 04-01 3-40 J&S04007 



City of Westminster   Chapter 3.  Environmental Checklist and Analysis 

Mitigation Measure 
 

MMXIII-1:  Prior to the issuance of a building permit, project applicant shall pay in-lieu park fees 
beyond those credited for dedication for the provision of parks.   

 
Other Public Facilities 
 
a5. No Impact.  The project would not require any other new or altered service facilities.  No impacts 

would occur 
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XIV. RECREATION.  Would the project:     

a. Increase the use of existing neighborhood and 
regional parks or other recreational facilities such 
that substantial physical deterioration of the facility 
would occur or be accelerated? 

    

b. Include recreational facilities or require the 
construction or expansion of recreational facilities 
that might have an adverse physical effect on the 
environment? 

    

 
a. No Impact.  The increase in the use of recreational facilities is generally a result of significant 

population growth in an area.  The project has the potential of increasing the city population by a 
maximum of approximately 252 people.  This would not result in a demand for new parks or cause 
substantial physical deterioration of existing parks.  Additionally, no existing parks would be 
impacted by the project construction.  No impacts would occur. 

 
b. No Impact.  The project would not include any parks or public recreational facilities, or result in the 

demand for new recreational facilities.  The project includes a private recreational clubhouse, but 
impacts associated with the construction of this facility are considered in conjunction with the rest of 
the project.  No impacts would occur. 
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XV. TRANSPORTATION AND TRAFFIC.  Would 
the project: 

    

a. Cause an increase in traffic that is substantial in 
relation to the existing traffic load and capacity of 
the street system (i.e., result in a substantial 
increase in the number of vehicle trips, the volume-
to-capacity ratio on roads, or congestion at 
intersections)? 

    

b. Cause, either individually or cumulatively, 
exceedance of a level-of-service standard 
established by the county congestion management 
agency for designated roads or highways? 

    

c. Result in a change in air traffic patterns, including 
either an increase in traffic levels or a change in 
location that results in substantial safety risks? 

    

d. Substantially increase hazards because of a design 
feature (e.g., sharp curves or dangerous 
intersections) or incompatible uses (e.g., farm 
equipment)? 

    

e. Result in inadequate emergency access?     

f. Result in inadequate parking capacity?     

g. Conflict with adopted policies, plans, or programs 
supporting alternative transportation (e.g., bus 
turnouts, bicycle racks)? 

    

 
A traffic impact study was prepared by Linscott, Law and Greenspan Engineers (LLG), a 
transportation planning and engineering firm, in February 2004 and revised in June 2004.  The traffic 
study analyzed the potential changes in traffic volume and patterns, and the resulting impacts to area 
intersections from implementation of the project.  The traffic study complies with the City’s traffic 
impact requirements and is consistent with the current Congestion Management Program (CMP) for 
Orange County.  The following discussion summarizes the results of the study, which is included in 
its entirety in Appendix D. 

 
a. Less-Than-Significant Impact.  The project would result in additional traffic on the local roadway 

network in the vicinity of the project site.  The traffic study addresses existing conditions, future 
baseline conditions without the project (which addresses the opening year for the project in 2005 and 
includes one cumulative project that is planned within the project study area and ambient growth), 
and future conditions with the project.  The volume-to-capacity (V/C) characteristics and level of 
service (LOS) investigations for the AM and PM Peak Hour at key intersections were used to 
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evaluate the potential traffic-related impacts associated with the anticipated area growth and 
development the project. 

 
Existing Conditions 
The principal local network of streets serving the project includes Bishop Place, Moran Street, Bolsa 
Avenue, and Magnolia Street.   
 

 Bishop Place is a two-lane, undivided, east-west Residential Collector roadway along the south 
project frontage.  Parking is permitted along both sides of this roadway, and the speed limit is 25 
miles per hour (mph). 

 Moran Street is a two-lane, undivided, north-south Residential Collector roadway along the west 
project frontage.  Parking is permitted primarily along the east side of this roadway, and the west 
side of Moran within the vicinity of the project site is occupied primarily by auto repair and retail 
uses with multiple driveways.  The speed limit on Moran Street is 25 mph. 

 Bolsa Avenue is a major east-west, six-lane, divided major arterial.  Parking is not permitted along 
either side of this roadway, and the speed limit is 40 mph. 

 Magnolia Street is a six-lane, divided, north-south roadway.  Parking is generally not permitted 
along either side of this roadway, and the speed limit is 45 mph. 

Peak period traffic counts were conducted at the following eight intersections to determine existing 
LOS: 

 Magnolia Street at Bolsa Avenue (signalized), 

 Asian Village/Cultural Court at Bolsa Avenue (signalized), 

 Moran Street at Bolsa Avenue (stop-controlled northbound and southbound) (this intersection 
will be signalized by June 2004), 

 Bushard Street at Bolsa Avenue (signalized), 

 Brookhurst Street at Bolsa Avenue (signalized), 

 Magnolia Street at Bishop Place (signalized), 

 Moran Street at Bishop Place (stop-controlled southbound), and 

 Bushard Street at Bishop Place (signalized). 

According to City criteria, LOS D is the minimum acceptable condition that should be maintained 
during the peak commute hours.  Table 3-2 summarizes the existing peak hour service level 
calculations for the eight study intersections based on existing traffic volumes.   
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Table 3-2.  2004 Existing Peak Hour LOS 

Key Intersection Time Period 
ICU Delay 
(sec/vehicle) LOS 

Magnolia Street at Bolsa Avenue AM 
PM 

0.518 
0.798 

A 
C 

Asian Village at Bolsa Avenue AM 
PM 

0.365 
0.491 

A 
A 

Moran Street at Bolsa Avenue AM 
PM 

3.2  
5.6  

A 
A 

Bushard Street at Bolsa Avenue AM 
PM 

0.577 
0.844 

A 
D 

Brookhurst Street at Bolsa Avenue AM 
PM 

0.714 
1.084 

C 
F 

Magnolia Street at Bishop Place AM 
PM 

0.414 
0.580 

A 
A 

Moran Street at Bishop Place AM 
PM 

2.6  
5.8 

A 
A 

Bushard Street at Bishop Place AM 
PM 

0.550 
0.318 

A 
A 

Note: 
Bold denotes locations exceeding LOS D.   

 
 

Table 3-2 indicates that one study intersection currently operates at an adverse level of service 
(LOS F) during the PM Peak Hour.  The remaining seven key intersections currently operate at 
LOS D or better during the AM and PM Peak Hours. 

 
Project Trip Generation 

 
Traffic generation is expressed in vehicle trip ends, defined as one-way vehicular movements, either 
entering or exiting the generating land use.  The proposed project is expected to generate 1,543 daily 
trips with 40 trips (24 inbound, 16 outbound) in the AM Peak Hour and 66 trips (33 inbound, 33 
outbound) in the PM Peak Hour. 

 
2005 horizon year background traffic includes a 2-percent ambient growth factor, which covers 
unknown and future related projects in the study area and regular growth in traffic volumes due to the 
development of projects outside the study area.  One planned and/or approved project within the 
project study area is taken into account.  The planned project is a 13,300-square-foot, two-story 
office/bank building on the southwest corner of Magnolia Avenue and Westminster Boulevard.   

 
For the future (2005) background traffic conditions without the project and the year 2005 background 
condition with project traffic, ambient traffic growth and cumulative traffic will cause the study 
intersection of Brookhurst Street at Bolsa Avenue to continue to operate at an adverse level of service.  
The remaining seven key intersections will continue to operate at LOS D or better during the AM and 
PM Peak Hours.  However, the project would not exceed City of Westminster traffic impact criteria; 
therefore, the project will not significantly impact any of the eight key study intersections. 

 
Impacts would be less than significant. 
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The project applicant has proposed a potential Alternative Development Scenario for the project site.  
The alternative involves additional parking to be provided for retail customers and employees.  This 
extra parking is beyond the 162 spaces designated for the condominium residents and the 120 spaces 
designated for commercial use in the proposed plan.  This alternative proposes moving 16 
condominium units on Level 1 to Level 4, to allow for the provision of approximately 80 or more 
additional parking stalls to be used by retail customers and employees of the shops located in the 
nearby Asian Garden Mall.  The additional retail parking spaces would be located adjacent to 
proposed retail parking spaces, and would be separated from the residential parking.  
 
To analyze the potential traffic impacts associated with this alternative, Jones & Stokes calculated trip 
generation based on the revised tables in the Updated Traffic Impact Analysis Report (June 2004). 
This analysis is included in a memo included at the end of Appendix D.  
 
Based on the Moran Senior Condominium Project generating 1,543 daily trips, the Alternative 
Development Scenario could generate an additional 851 daily trips and remain below the 2,400 
threshold.  This equates to 88 additional retail parking spaces (219 total retail parking spaces).  The 
Alternative Development Scenario would not have a significant impact at any of the study 
intersections and would not exceed the minimum evaluation threshold for the CMP Highway System 
or the City of Westminster intersection LOS standard.  Based on the analysis, the Alternative 
Development Scenario could add a maximum of 88 retail paid parking spaces.  It would not have a 
significant impact on the Westminster street system or require an evaluation under the CMP Highway 
System guidelines; therefore, no traffic impacts would occur with the addition of a maximum of 
88 parking spaces. 

 
b. Less-Than-Significant Impact.  The project would not cause an exceedance of a LOS standard 

established by the County Congestion Management Agency for designated roads or highways.  The 
CMP requires that a traffic impact analysis be conducted for any project generating 2,400 or more 
daily trips, or 1,600 or more daily trips for projects that directly access the CMP Highway System.  
The project is projected to generate approximately 1,543 daily trip-ends, and the Alternative 
Development Scenario would generate 2,394 daily trips.  Neither the project nor the Alternative 
Development Scenario meet the analysis criteria and would not have any significant traffic impacts 
on the CMP Highway System.  

 
c. No Impact.  The proposed project would not affect air traffic patterns.  The project is not located in 

the vicinity of an airport or private airstrip, nor would it include any structures that would extend into 
the air and affect aircraft circulation.  No impacts would occur. 

 
d. Less Than Significant with Mitigation Incorporated.  The project may increase hazards due to 

design features.  Access to the project would be provided via three access driveways (one 
full-movement driveway on Bishop Place and two full-movement driveways on Moran Street).   

 
 Based on the anticipated project traffic volumes, the project driveways can accommodate ingress and 

egress traffic.  The proposed lengths of the residential parking access ramps would be sufficient.  
However, for the paid parking lot, based on a queuing evaluation, depending on the location of the 
gate for the paid parking lot, the parking access ramps may be too short, resulting in vehicles backing 
up into Moran Street traffic lanes.  Incorporation of Mitigation Measure MMXV-1 would reduce 
queuing impacts to less-than-significant levels. 

 
Operations at the three driveways are expected to provide adequate access opportunities for the 
project.  However, because of the heavy traffic along Moran Street and Bishop Place and the potential 
for landscaping or parked vehicles to obscure clear views of oncoming traffic for exiting vehicles, a 

Case #2003-78 Moran Senior Condominiums  August 2004 
Recirculated IS/Proposed MND 04-01 3-46 J&S04007 



City of Westminster   Chapter 3.  Environmental Checklist and Analysis 

potential vehicle and/or pedestrian hazard may occur.  To ensure adequate sight distances are 
provided, Mitigation Measure MMXV-2 is required.   
 
The proposed project may also result in hazards to pedestrians.  The majority of the parking is being 
provided for Asian Garden Mall retail shoppers.  Parking needs of local businesses along Moran 
Street would also be provided.  The mall has more than 400 different stores and serves as the 
commercial, cultural and social center for the Vietnamese American and wider Asian populations in 
Southern California, and has also evolved as a tourist destination from around the world 
(Vinacity.com 2004).  The parking is physically separated from the mall, and the city's suggested 
route between the two is from the parking garage pedestrians would exit and travel south along the 
new sidewalk to Moran Street/Bishop Place intersection; cross to the west and walk along the existing 
sidewalk to the Asian Garden parking lot entrance on Bishop Place; then through the parking lot 
along the drive aisle to the mall (approx. 1,100 feet, just under a quarter mile). 
  
It is not unreasonable to assume most pedestrians will pick the shortest route, which would be a 
midblock crossing and approximately 600 ft. to the mall.  It is estimated that between 1,000 and 3,000 
pedestrians a day may cross Moran Street (based on two people per car with a 2-hour turnover during 
peak shopping hours, 9:00 a.m. to 7:00 p.m.).  The potential high volume of pedestrians, the lack of 
sidewalks on Moran Street beyond the project frontage, and vehicular traffic all combine to create the 
potential for traffic accidents.  The Alternative Development Scenario would increase the number of 
parking spaces and the number of pedestrians.  In accordance with City direction, Mitigation 
Measures MMXV-3, MMXV-4, and MMXV-5 would reduce this impact to less-than-significant 
levels. 

  
Mitigation Measures 
 
MMXV-1:  To accommodate a storage length of one vehicle, project designs shall place the gated 

entry into the retail parking area a minimum of 20 feet beyond the west edge of the 
sidewalk.  Project designs shall be approved by City traffic engineers and followed 
during construction of the project. 

 
MMXV-2:  To ensure adequate sight distances at the project driveways: 

 Landscaping plants that are placed within a 50-foot by 10-foot triangle at the 
intersection of the Moran Street and Bishop Place driveways shall be maintained 
at a maximum height of 18 inches above the sidewalk elevation.   

 Placement of street trees shall be approved by the City Engineer.   

 Parking shall be prohibited within 25 feet of the Moran Street and Bishop Place 
driveways.  

MMXV-3:  Project applicant shall install a sidewalk along the property frontage on Bishop Place 
and Moran Street prior to certificate of occupancy. 

 
MMXV-4:   Prior to issuance of a certificate of occupancy, the project applicant shall install a 

crosswalk at the intersection of Bishop and Moran Streets connecting the east and 
west sides of Moran Street.  Crosswalk shall comply with City of Westminster 
standards. 
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MMXV-5:   Prior to issuance of a certificate of occupancy, Project applicant shall install two 
types of street signs: 

 “For your safety, please cross the street at the crosswalk” or similar standard 
City-approved sign shall be placed in a location prominently visible from all 
pedestrian access routes to the lower level garage  

 “Pedestrian Crossing,” “Yield to Pedestrian,” or similar standard City-approved 
sign shall be placed and visible from southbound drivers on Moran Street. 

Each of the pedestrian safety signs shall also include a directional arrow and “Asian 
Garden Mall” to direct pedestrians to the safest walking route to the mall. 

 
e. Less-Than-Significant Impact.  The project would not result in inadequate emergency access.  

Additionally, the project would not affect existing emergency access routes.  All appropriate fire and 
emergency access conditions would be incorporated into the design of the project.  Prior to final site 
plan approval, the applicant will submit plans to the Westminster Police and Orange County Fire 
Authority for review of compliance with applicable regulations.  Impacts would be less than 
significant. 

 
f. Less Than Significant Impact.  The project would provide 162 resident/guest parking spaces on site 

within the two levels of parking below the building.  The City of Westminster Zoning Code for 
condominiums requires 2 parking spaces per unit plus an addition ½ parking space per unit for guest 
and overflow parking.  Compliance with this code would require the 80-unit project to provide 200 
parking spaces.  The Zoning Code currently does not have a parking standard for senior housing 
developments.  Therefore, based on the parking ratio approved by the City for other recent senior 
housing developments, one parking stall per bedroom has been recommended by the City, which 
would require 126 parking spaces (46 two-bedroom and 34 one-bedroom units).  As a result, adequate 
residential parking would be provided with a parking surplus of 36 parking spaces.  However, a 
variance is required to allow a reduction in the number of spaces allowed by the City for 
condominium housing projects, from 200 to 162.  The project would provide 120 retail paid parking 
spaces for the near by retail center.  As part of the Alternative Development Scenario the project 
would provide up to an additional 88 retail paid parking spaces.  The paid parking would not be 
provided as part of a new retail/commercial development; therefore, no parking standard applies.   

 
g. Less-Than-Significant Impact.  The project would not conflict with adopted policies, plans, or 

programs supporting alternative transportation.  The project site is served by OCTA bus route #33 
along Magnolia Avenue, #64 along Bolsa Avenue, #66 along McFadden Avenue, and #35 along 
Brookhurst Street.  Additionally, the project is within walking distance of the Asian Garden Mall, 
which provides for most of the community’s retail needs.  No significant impacts would occur. 
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Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less-Than-
Significant 

Impact 
No 

Impact 

XVI. UTILITIES AND SERVICE SYSTEMS.  Would 
the project: 

    

a. Exceed wastewater treatment requirements of the 
applicable Regional Water Quality Control Board?

    

b. Require or result in the construction of new water 
or wastewater treatment facilities or expansion of 
existing facilities, the construction of which could 
cause significant environmental effects? 

    

c. Require or result in the construction of new 
stormwater drainage facilities or expansion of 
existing facilities, the construction of which could 
cause significant environmental effects? 

    

d. Have sufficient water supplies available to serve 
the project from existing entitlements and 
resources, or would new or expanded entitlements 
be needed? 

    

e. Result in a determination by the wastewater 
treatment provider that serves or may serve the 
project that it has adequate capacity to serve the 
project’s projected demand in addition to the 
provider’s existing commitments? 

    

f. Be served by a landfill with sufficient permitted 
capacity to accommodate the project’s solid waste 
disposal needs? 

    

g. Comply with federal, state, and local statutes and 
regulations related to solid waste? 

    

 
a. Less-Than-Significant Impact.  The project site is located within the service area of the Santa Ana 

Regional Water Quality Control Board (RWQCB).  The operation of the project would not exceed the 
wastewater treatment requirements of the Santa Ana RWQCB.  The site is not currently generating 
any municipal wastewater because the site is vacant.  However, the 80-unit residential project would 
not result in discharges that cannot be adequately treated by the existing wastewater treatment system 
(see analysis below).  It is anticipated that only domestic wastewater would be discharged during 
operation of the project and would be adequately treated without exceeding treatment plant capacity 
or requirements.   

 
Because the subterranean parking garage would be constructed and would operate underground in an 
area subject to shallow groundwater levels, it may be subject to inundation by groundwater.  This 
would be handled by sump pumps discharging into storm drains or sanitary sewers.  If the 
construction or operation of the project requires dewatering activities to discharge into the sanitary 
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sewers, it is anticipated that current treatment facilities have the capacity for the additional flow.  
Therefore, wastewater treatment requirements would not be exceeded and impacts would be less than 
significant. 

 
b. Less-Than-Significant Impact.  The project would not result in either a need for new systems or 

supplies, or substantial alterations to local or regional water or wastewater treatment facilities.   
 

Domestic water supply for Westminster is currently imported via pipeline from MWD and from 
groundwater sources.  Approximately 34 percent of Westminster’s water supply is purchased from 
MWD and is distributed by the Municipal Water District of Orange County.  MWD’s water supply 
comes from the Colorado River and the State Water Project, which draws water from the San 
Francisco-San Joaquin Bay Delta in northern California and transports it via water aqueducts to the 
south region.  The remaining 66 percent of water is pumped via wells (14 of which are located in 
Westminster) from the Santa Ana River Basins.  The Orange County Water District regulates 
withdrawal from the basin (City of Westminster 2003).  The project would use approximately 2,200 
gallons of potable water per acre per day.  This would result in a total of approximately 4,480 gallons 
per day.  The projected demand is considered negligible in comparison to total supply.  Existing 
treatment facilities and other infrastructure such as water lines are expected to be adequate, and the 
expansion of existing facilities would not be required.  Therefore, impacts to water facilities would be 
considered less than significant. 

 
Wastewater services for the project area are provided by the Midway City Sanitary District.  Midway 
City Sanitary District has sewage feeder lines ranging between 8 and 12 inches in diameter that 
connect to the county’s trunk sewer lines.  Midway City Sanitary District facilities are currently 
operating at one-third capacity without any functional problems and have room for substantial growth 
(City of Westminster 1996).  The sewage is delivered via the county trunk lines to the Orange County 
Sanitation District’s Plants No. 1 and No. 2 for treatment.  Plant No. 1 has a design capacity of 
121 million gallons per day (mgd), and Plant No. 2 has a capacity of 172 mgd.  Average daily flow to 
both Plants No. 1 and No. 2 is 83 mgd and 151 mgd, respectively.  Wastewater at present levels 
leaves an additional total capacity of 59 mgd for both plants combined (Nazaroff pers. comm.).  

 
The project is estimated to generate approximately 16,535 gallons of wastewater per day (gpd) 
(Orange County Sanitation District wastewater flow coefficients - 7,516 gpd/acre) (Nazaroff pers. 
comm.).  Therefore, the expected volume of wastewater to be generated by the project would be less 
than .01%, which is negligible compared of the total capacity of the sewage treatment system.  
Impacts are less than significant.  

 
c. Less-Than-Significant Impact.  The project would not result in a need for new or substantial 

alterations to the existing storm drain system.  Stormwater runoff within Westminster travels to 
City-maintained network drainage facilities, then into regional drainage channels owned and 
maintained by the Orange County Flood Control District.  Drainage from the site would occur via 
sheetflow in the surrounding street gutters.  The stormwater runoff would flow to an underground 
42-inch storm drain along Bolsa Avenue, which then becomes 48 inches at Weststate, then to 
Magnolia, Eden (72 inches), Newland (75 inches), and finally to the East Garden Grove-Wintersburg 
Channel (Ilkhanipour pers. comm.), approximately 0.5 mile southeast of the project site.  Drains are 
expected to have adequate capacity to serve the project.  Additionally, although the East Garden 
Grove Wintersburg Channel flows at 80 to 90 percent of capacity during peak flows (City of 
Westminster 1996), the project is expected to contribute such a small volume of flow that the channel 
is expected to have adequate capacity (Almendralo pers. comm.).  Also, although the project site is 
presently vacant and unvegetated, the area contains compacted soil that does not facilitate absorption 
of large amounts of stormwater.  Because the project would be approximately 25 percent occupied by 
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landscaping, runoff would be similar to current conditions.  The capacity of the local storm drains and 
flood control channel would be adequate to serve the project.  Impacts would be less than significant. 

 
d. Less-Than-Significant Impact.  The project would be served by existing water entitlements and 

resources.  Westminster’s domestic water supply is currently imported via pipeline from MWD 
(34 percent) and from groundwater sources regulated by Orange County Water District (66 percent) 
(City of Westminster 2003).  

 
Westminster’s Water Facilities Master Plan has identified some deficiencies in the water system (City 
of Westminster 1996).  Improvements outlined in the plan would improve production and distribution 
facilities.  However, the project is not expected to require a substantial amount of water and would 
not substantially deplete the existing water supply.  Additionally, future residents of the housing 
complex are currently using water drawn from the same source; therefore, no increases in demand 
would occur.  Impacts to water supplies would be less than significant. 

 
e. Less-Than-Significant Impact.  The wastewater generated from the project would be treated by 

Orange County Sanitation District’s Plants No. 1 and No. 2., which have a combined treatment 
capacity of 293 mgd (Nazaroff pers. comm.).  Because the project’s contribution to this flow would 
be negligible, the remaining capacity of the Orange County Sanitation District’s facilities would be 
adequate.  Additionally, future residents of the housing complex are currently generating wastewater 
traveling to the same treatment plant; therefore, no increases in treatment would occur.  Impacts 
would be less than significant.  

 
f. Less-than-Significant Impact.  Solid waste services in the project area are provided by Rainbow 

Disposal, as contracted through the Midway City Sanitation District.  According to the California 
Integrated Waste Management Board, each Westminster resident generates approximately 1.8 pounds 
of waste per day (California Integrated Waste Management Board 2004).  Considering that the project 
will be occupied by a maximum of 250 future residents, the project is estimated to generate 
approximately 440 pounds per day.  City standards state, “areas for refuse and recyclable material 
storage shall be adequate in capacity, number, and distribution to serve the development. . .”  The 
project would comply will all City standards for adequate number of trash bins. 

 
Waste would be picked up and transported by Rainbow Disposal to its privately owned Material 
Recovery Facility in Huntington Beach.  In accordance with AB 939, recyclable materials and green 
waste are removed from the waste stream and the overall trash volume is reduced by approximately 
50 percent.  This would result in approximately 1.27 tons of waste per week being disposed of for the 
project.  Upon removal of all recyclable material, the loads are transported to the Bowerman Landfill 
in Irvine.  The Bowerman facility is located at 11002 Bee Canyon Access Road and is permitted until 
2022 (County of Orange Integrated Waste Management Department 2004).  The Bowerman facility 
accepts only municipal solid waste from commercial haulers and vehicles operating under 
commercial status.  The landfill is permitted to receive a daily maximum of no more than 8,500 tons 
per day and currently receives an average of 7,785 tons per day (Hagthrop pers. comm.).  
 
The project would be within the service capacity of Rainbow Disposal (Moffatt pers. comm.) and 
would not significantly affect its capacity to haul waste within Westminster.  The Bowerman facility 
also has adequate capacity.  Additionally, future residents of the housing complex are currently 
generating solid waste that travels to the Bowerman Landfill; therefore, no increases in trash 
generation would occur.  Adequate disposal capacity exists to serve the project.  Impacts would be 
less than significant.  
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g. No Impact.  The project would comply with all regulations related to solid waste.  Compliance with 
regulations related to the California Integrated Waste Management Act, City recycling programs, and 
the Source Reduction and Recycling General Plan Element (City of Westminster 1996) is required.  
No impacts would occur. 
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XVII. MANDATORY FINDINGS OF 
SIGNIFICANCE 

    

a. Does the project have the potential to degrade the 
quality of the environment, substantially reduce the 
habitat of a fish or wildlife species, cause a fish or 
wildlife population to drop below self-sustaining 
levels, threaten to eliminate a plant or animal 
community, reduce the number or restrict the range 
of a rare or endangered plant or animal, or 
eliminate important examples of the major periods 
of California history or prehistory? 

    

b. Does the project have impacts that are individually 
limited but cumulatively considerable?  
(“Cumulatively considerable” means that the 
incremental effects of a project are considerable 
when viewed in connection with the effects of past 
projects, the effects of other current projects, and 
the effects of probable future projects.) 

    

c. Does the project have environmental effects that 
will cause substantial adverse effects on human 
beings, either directly or indirectly? 

    

 
 
a. Less-Than-Significant Impact.  The project area is highly urban in character and does not contain 

biological resources that would be affected by the implementation of the project.  Additionally, no 
cultural resources, either historical or prehistorical, are expected to be affected by the construction or 
operation of the project.  No impacts are anticipated.  

 
b. Less-Than-Significant Impact.  The project does not have impacts that are cumulatively 

considerable.  No significant impacts have been identified for the project.  Additionally, no less-than-
significant impacts of the project would be cumulatively considerable.  No significant impacts are 
anticipated. 
 

c. Less-Than-Significant Impact.  The project would not have environmental effects that would cause 
substantial adverse affects on human beings, either directly or indirectly.  No significant adverse 
impacts have been identified for the project. 
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Chapter 4 

Proposed Mitigation Measures 

Introduction 

The proposed project was found to result in potential impacts unless mitigation 
measures are incorporated into the project.  The following mitigation measures 
would avoid or reduce impacts to less-than-significant levels. 

Impacts and Recommended Mitigation Measures 

Light and Glare 

MMI-1: The project applicant shall comply with City design and lighting 
ordinances.  Prior to the City design review, the applicant shall 
submit a detailed lighting plan to the City of Westminster Planning 
Division.  Approved lighting shall be incorporated into the approved 
building plans and construction drawings. 

 
MMI-2: Prior to issuance of certificate of occupancy, the lighting contractor 

and field crew shall ensure the following: 
 

 all lights shall be aimed away from adjacent streets and 
residences; 

 the lamp enclosures and poles shall be painted to reduce 
reflection; and 

 light sources shall be installed with glare shields, hoods, and/or 
filtering louvers sufficient to prohibit spillage of light onto 
adjacent residential properties. 

Air Quality Standard  

MMIII-1 Architectural coating activities, such as painting and stucco 
application, shall be limited to coating a maximum of 4,000 square 
feet of surface per day. 
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MMIII-2 The project applicant shall implement the following NOX-reducing 
practices during all construction activities: 

 use aqueous diesel fuel in all off-road diesel equipment and 

 use cool exhaust gas recirculation equipment. 

Cumulative Increase in Pollutants 

Implement Mitigation Measure MMIII-1. 

Disturbance to Unknown Archaeological Resources 

MMV-1: During construction, if buried cultural resources, such as chipped or 
ground stone, historical artifacts, building foundations, or human 
bone, are inadvertently discovered during ground-disturbing 
activities, the contractor shall ensure that all work will stop in that 
area and within 100 feet of the find until a qualified archaeologist 
can assess the significance of the find and, if necessary, develop 
appropriate treatment measures in consultation with the City. 

 If human remains of Native American origin are discovered during 
project construction, compliance with state laws, which fall within 
the jurisdiction of the NAHC (Public Resource Code Sec. 5097), 
relating to the disposition of Native American burials will be adhered 
to.  If any human remains are discovered or recognized in any 
location other than a dedicated cemetery, the contractor shall ensure 
that excavation or disturbance of the site (including any nearby area 
reasonably suspected to overlie adjacent human remains) shall stop 
until: 

1. the coroner of the county has been informed and has determined 
that no investigation of the cause of death is required; and 

 
2. if the remains are of Native American origin, 

 
a. the descendants of the deceased Native Americans have 

made a recommendation to the landowner or the person 
responsible for the excavation work, for means of treating 
or disposing of, with appropriate dignity, the human 
remains and any associated grave goods as provided in 
Public Resources Code Section 5097.98, or 

 
b. the Native American Heritage Commission was unable to 

identify a descendant or the descendant failed to make a 
recommendation within 24 hours after being notified by the 
commission. 

 
According to California Health and Safety Code, six or more human 
burials at one location constitute a cemetery (Section 8100) and 
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disturbance of Native American cemeteries is a felony (Section 
7052).  Section 7050.5 requires that construction or excavation be 
stopped in the vicinity of discovered human remains until the 
coroner can determine whether the remains are those of a Native 
American.  If the remains are determined to be Native American, the 
coroner must contact the California NAHC. 

Inadvertent Discovery of Unknown Human Remains  

Implement Mitigation Measure MMV-1. 

Seismic-Related Ground Failure 

MMVI-1: During plan check, the applicant shall submit a geologic report to the 
City of Westminster Building Department to identify site conditions 
and potential seismic geologic hazards risk and recommend 
measures to reduce potential safety impacts.  The project design and 
development shall incorporate all recommended measures outlined in 
the geologic report to ensure that safety is not compromised (General 
Plan Policies VA1-2 and VA1-3). 

MMVI-2: All grading and construction plans shall clearly indicate required 
mitigation measures (General Plan Policy VA1-4).  

MMVI-3   The geologic report submitted in support of the grading permit and 
building permit applications shall include a liquefaction study.  Three 
copies of the report shall be submitted.  Additional measures may be 
required for structural design and waterproofing of foundations and 
below grade construction.  The geologic report shall be prepared by a 
California registered geotechnical engineer and shall provide criteria 
for design of foundations and underground walls and slabs, including 
waterproofing. The report shall be prepared according to Guidelines for 
Evaluation and Mitigating Seismic Hazards in California, Chapter 6 – 
Analysis and Mitigation of Liquefaction Hazards (California Division 
of Mines and Geology 1997) and shall include results from a detailed 
field investigation, a geotechnical field investigation, and geotechnical 
laboratory testing. 

 This mitigation measure assumes that the geologic/soils report will 
conclude that the liquefaction hazard at the site can be mitigated to an 
acceptable factor of safety for liquefaction resistance through the 
implementation of methods to prevent structural damage from 
liquefaction.  Such methods may include one or more of the following: 

 excavation and removal or recompaction of potentially 
liquefiable materials; 

 in-situ (i.e., in place) ground densification (e.g., compaction with 
vibratory probes, compaction grouting); 
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 other types of ground improvement (e.g., permeation grouting, 
deep drains, structural fills, dewatering); 

 deep foundations (e.g., piles, piers); 

 reinforced shallow foundations (e.g., grade beams, rigid raft 
foundations); and  

 design of structures to withstand predicted ground softening and 
vertical and lateral ground displacement. 

Soil Erosion 

MMVI-4: Prior to obtaining a grading permit, the applicant shall prepare and 
submit an erosion control plan to the City of Westminster 
Engineering Department to reduce erosion of on- and offsite soils.  
This shall include, but not be limited to, the following measures. 

 The contractor shall water the site at least twice daily to reduce 
potential wind erosion and fugitive dust impacts. 

 The contractor shall be responsible for implementing wheel 
washing for the construction vehicles and equipment leaving the 
site to reduce deposition soil into the public right-of-way. 

 During construction, the contractor shall implement street 
sweeping in the vicinity of the project at least once per week, or 
as deemed necessary by the City’s Building and Engineering 
Departments. 

 During construction, the contractor shall implement the BMPs, 
as identified in the erosion control plan and Storm Water 
Pollution Prevention Plan (SWPPP).   

Unstable Soil Hazards 

Implement Mitigation Measures MMVI-1, MMVI-2, and MMVI-3. 

Water Quality Violations 

Implement Mitigation Measure MMVI-4. 

MMVIII-1:  Prior to issuance of any grading permits, the applicant shall prepare 
an SWPPP and provide proof that a Notice of Intent (NOI) to file a 
National Pollution Discharge Elimination System Permit (NPDES) 
was filed with the Santa Ana Regional Water Quality Control Board 
(RWQCB).  This evidence shall consist of a copy of the NOI 
stamped by the Santa Ana RWQCB.   

MMVIII-2: Prior to the issuance of any grading permit, a Water Quality 
Management Plan (WQMP) for the final detailed project designs 
shall be submitted by the applicant to be approved by the City 
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engineer.  The WQMP shall identify a program for the 
implementation of specific structural and non-structural BMPs to 
address water quality issues associated with the final detailed project 
design construction and development and so that predictable runoff 
is controlled. 

MMVIII-3: Controls on operational dewatering shall be implemented during 
excavation and construction phases.  Wastewater generated as a part 
of dewatering shall be discharged to the sanitary sewer for treatment 
at a wastewater treatment plant if possible.  If discharge to surface 
waters is unavoidable, before engaging in dewatering activities, the 
applicant will obtain an individual NPDES permit from the Santa 
Ana RWQCB for these discharges.  This permit will contain 
provisions that will require that discharges do not significantly 
degrade surface water quality, and will require a monitoring program 
to ensure that permit conditions are met.  Water discharged into 
surface water facilities will be required to meet the total maximum 
daily load (TMDL) and NPDES limits set in Orange County’s water 
quality permit.  Erosion or Siltation Impacts 

Erosion and Sediment in Stormwater Runoff 

Implement Mitigation Measure MMVI-3. 

Contribution to Polluted Runoff 

Implement Mitigation Measures MMVI-4, MMVIII-1, MMVIII-2, and 
MMVIII-3. 

Noise from Construction Activity 

MMXI-1:  Construction activities shall only occur between the hours of 7:00 
a.m. and 8:00 p.m., Monday through Saturday.  This measure shall 
be made a condition of the construction contract. 

MMXI-2: Prior to and during construction, project applicant shall comply with 
the City General Plan Policies VB2-1 and VB2-2.  To comply with 
City Policies VB2-1 and VB2-2, an acoustical study and construction 
mitigation plan shall be implemented.  Mitigation should include, but 
not be limited to, the following. 

 Locate equipment as far from noise-sensitive receptors as 
practicable.  All stationary noise-generating equipment, such as 
pumps and generators, will be located as far as possible from 
nearby noise-sensitive receptors as practicable.  Where 
practicable, noise-generating equipment will be shielded from 
nearby noise-sensitive receptors by noise-attenuating buffers 
such as structures or haul truck trailers.  Stationary noise sources 
located less than 300 feet from noise-sensitive receptors will be 
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equipped with noise-reducing engine housings.  Portable 
acoustic barriers will be placed around noise-generating 
equipment located within 200 feet of residences.  Water tanks 
and equipment storage, staging, and warm-up areas will be 
located as far from noise-sensitive receptors as possible. 

 Use sound-control devices on combustion-powered equipment.  
All construction equipment powered by gasoline or diesel 
engines will be required to have sound-control devices at least as 
effective as those originally provided by the manufacturer.  All 
equipment will be operated and maintained to minimize noise 
generation.  No equipment will be permitted to have an 
unmuffled exhaust. 

 Shield/shroud any impact tools used during demolition of 
existing infrastructure. 

 Shut off Mobile noise-generating equipment and machinery 
when not in use.   

 Use shortest traveling routes, when practicable.  Construction 
vehicles accessing the site will be required to use the shortest 
possible route to and from local freeways, provided the routes do 
not cause nuisance noise to receptors along the route. 

 Project applicant shall disseminate essential information to 
residences and implement a complaint response/tracking 
program.  Prior to construction, the project applicant shall notify 
residences within 500 feet of the construction area of the 
construction schedule for the proposed project.  The notice shall 
be sent via certified mail to residents.  The project applicant shall 
submit a radius map, list of residents, and copy of the notice to 
the City of Westminster Planning Department.  The project 
applicant and the construction contractor shall be designated as 
noise disturbance coordinators and shall be responsible for 
responding to complaints regarding construction noise.  The 
coordinators shall determine the cause of the complaint and shall 
ensure that reasonable measures are implemented to correct the 
problem.  A contact telephone number for the noise disturbance 
coordinator shall be conspicuously posted on construction site 
fences and shall be included in the written notification of the 
construction schedule sent to residents. 

MMXI-3:   Throughout the construction period, the contractor shall implement 
additional noise mitigation measures at the request of the City or 
county.  Additional measures may include changing the location of 
stationary noise-generating equipment, shutting off idling equipment, 
rescheduling construction activity, installing acoustic barriers around 
stationary sources of construction noise, using alternative equipment 
or construction methods that produce less noise, and other site-
specific measures, as appropriate. 
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Noise Impacts to Future Residents 

MMXI-4:  The project applicant shall retain a qualified acoustical consultant to 
design treatments for the residential units such that interior noise 
levels comply with the requirements of Article 4 of the California 
Administrative Code (California Noise Insulation Standards, Title 
25, Chapter 1) so that interior noise levels do not exceed 45 Ldn.  
The design shall meet the City interior noise standard of 55 dBA 
between the hours 7:00 a.m. and 10:00 p.m. and 45 dBA between the 
hours of 10:00 p.m. and 7:00 a.m. Treatments may include but are 
not limited to installing acoustically rated windows and avoiding 
sound transmission paths through vents or other openings in the 
building shell.  If it is required that windows be closed, forced fresh 
air ventilation shall be required.   

MMXI-5:  The project applicant’s acoustical consultant shall prepare a report 
detailing the acoustical treatments to be applied to the building for 
compliance with the interior noise standards.  The report shall be 
reviewed and approved by the City prior to issuance of the building 
permit. 

Groundborne Vibration or Noise  

MMXI-6:  If pile driving is required, the project applicant shall retain a 
qualified vibration consultant to identify pile driving equipment and 
methods necessary to limit ground vibration from pile driving to 0.20 
inches per second at the nearest structures.  Use of a vibratory driver 
rather than an impact driver or limiting the minimum distance 
between impact drivers and structures are methods that can be used 
to limit vibration.   

Temporary Noise Increases  

Implementation of Mitigation Measures MMXI-1 through MMXI-3. 

Impacts to Parks 

MMXIII-1:  Prior to the issuance of a building permit, project applicant shall pay 
in-lieu park fees beyond those credited for dedication for the 
provision of parks.  

Transportation Design Hazards 

MMXV-1:  To accommodate a storage length of one vehicle, project designs 
shall place the gated entry into the retail parking area a minimum of 
20 feet beyond the west edge of the sidewalk.  Project designs shall 
be approved by City traffic engineers and followed during 
construction of the project. 
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MMXV-2:  To ensure adequate sight distances at the project driveways: 

 Landscaping plants that are placed within a 50-foot by 10-foot 
triangle at the intersection of the Moran Street and Bishop Place 
driveways shall be maintained at a maximum height of 18 inches 
above the sidewalk elevation.   

 Placement of street trees shall be approved by the City Engineer.   

 Parking shall be prohibited within 25 feet of the Moran Street 
and Bishop Place driveways.  

MMXV-3:  Project applicant shall install a sidewalk along the property frontage 
on Bishop Place and Moran Street prior to certificate of occupancy. 

MMXV-4:  Prior to issuance of a certificate of occupancy, the project applicant 
shall install a crosswalk at the intersection of Bishop and Moran 
Streets connecting the east and west sides of Moran Street.  
Crosswalk shall comply with City standards. 

MMXV-5:   Prior to issuance of a certificate of occupancy, project applicant shall 
install two types of street signs: 

 “For your safety, please cross the street at the crosswalk” or 
similar standard City-approved sign shall be placed in a location 
prominently visible from all pedestrian access routes to the lower 
level garage. 

 “Pedestrian crossing” or similar standard City-approved sign 
shall be placed and visible from east- and westbound drivers on 
Bishop Place and southbound drivers on Moran Street. 

Each of the pedestrian safety signs shall also include a directional 
arrow and “Asian Garden Mall” to direct pedestrians to the safest 
walking route to the mall. 
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Chapter 7 
Mitigation Monitoring Plan 

Introduction 

The California Public Resources Code, Section 21081.6, requires that a lead or 
responsible agency adopt a mitigation monitoring or reporting program when 
approving or carrying out a project for which an environmental document, either 
an environmental impact report (EIR) or an MND, identifies measures to reduce 
potential adverse environmental impacts to less-than-significant levels.   

The City of Westminster is the lead agency for the Moran Senior Condominiums 
Project and is therefore responsible for implementation of the mitigation 
monitoring program.  The MND that has been prepared for the project addresses 
the potential environmental impacts and, where appropriate, recommends 
measures to mitigate these impacts.  As such, a mitigation monitoring plan 
(MMP) is required to ensure that adopted mitigation measures are successfully 
implemented.   

Project Overview  

The project site consists of five parcels totaling approximately 2.37 acres.  A 
tentative parcel map will merge the five parcels and subdivide them into 
condominiums.  The project site currently consists of a fairly level vacant dirt lot.  
The applicant/property owner, Moran Property Limited Partnership, is proposing 
to construct condominium units on the project site.  The units will be offered for 
sale to the 55-and-older population.  

The project would involve the development of a condominium building with a 
total of 80 units and an approximately 2,100-square-foot multi-purpose room.  
The 80 units would include 46 two-bedroom units and 34 one-bedroom units.  
Additionally, a courtyard and cultural garden are proposed. 

The development would accommodate between 126 and 252 people. 

The buildings would be required to be designed and built to comply with Little 
Saigon Design Standards. These standards “incorporate architectural elements 
similar to those found on buildings constructed in Vietnam in the early 1900’s in 
the French Colonial tradition.”  Basic design themes feature elements such as 
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large overhanging tile roofs with eave brackets, use of columns and bright accent 
colors, and smooth finish stucco exteriors.   

As provided in the City of Westminster Municipal Code, the zoning designation 
for the project site is C-M (Commercial-Industrial).  As part of the project, the 
applicant is requesting a zone change from C-M to R-5 (Multiple Units, 19 to 24 
units/acre).  Additionally, a conditional use permit would be required to allow 
senior citizen housing in an R-5 residential zone.  These actions would ensure 
that the project is consistent with the zoning for the site. 

Additional details regarding the project are provided in the Recirculated IS/MND 
document prepared in accordance with CEQA. 

Monitoring and Reporting Procedures  

The MMP for the project will be in place throughout all phases of the project, 
including design, construction, and operation.  The City shall be responsible for 
administering the MMP and ensuring that all parties comply with its provisions.  
The City may delegate monitoring activities to staff, consultants, or contractors.  
The designated environmental monitor will track and document mitigation 
efforts, note any problems that may result, and take appropriate action to rectify 
problems.  The City will also ensure that monitoring is documented through 
periodic reports and that violations are promptly corrected. 

Mitigation Monitoring Plan Implementation  

Table 7-1 outlines the MMP for the project.  The MMP includes: 

 the impact that requires mitigation, 

 the mitigation measures required, 

 the project phase at which the monitoring shall occur, 

 the method by which the measure shall be implemented, and  

 the agency responsible for monitoring the implementation of the mitigation 
measures. 

Certain inspections and reports may require preparation by qualified individuals; 
these are specified in Table 7-1.  Satisfactory implementation of a mitigation 
measure is to be indicated through the use of a compliance verification form, 
which must be signed by the responsible party(ies) upon completion.  
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Impact      Mitigation Measure Monitoring Phase Implementation Method Monitoring Agency

Aesthetics     

Glare from building 
and parking lot 
lighting may affect 
nighttime drivers, 
pedestrians, and 
adjacent residents. 

MMI-1.  The project applicant shall comply with City design and 
lighting ordinances.  Prior to the City design review, the applicant shall 
submit a detailed lighting plan to the City of Westminster Planning 
Division.  Approved lighting shall be incorporated into the approved 
building plans and construction drawings. 
 

Prior to plan check. Lighting plans shall be 
submitted to and 
approved by the Building 
Division and Planning 
Division. 

Project applicant; 
Community 
Development 
Department—
Building Division 
and Planning 
Division. 

 MMI-2.  Prior to issuance of certificate of occupancy, the lighting 
contractor and field crew shall ensure the following: 

• all lights shall be aimed away from adjacent streets and 
residences; 

• the lamp enclosures and poles shall be painted to reduce 
reflection;  

• light sources shall be installed with glare shields, hoods, and/or 
filtering louvers sufficient to prohibit spillage of light onto 
adjacent residential properties. 

Prior to certificate of 
occupancy. 

Lighting contractor shall 
manually adjust lights 
after installation; 
inspections before 
occupancy shall verify 
implementation. 

Project applicant; 
Community 
Development 
Department—
Building Division 
and Planning 
Division. 

    

Air Quality 

Construction-related 
air quality impacts: 
emissions of 
architectural coatings 
during construction. 

MMIII-1.   Architectural coating activities, such as painting, stucco 
application, etc., shall be limited to coating a maximum of 4,000 square 
feet of surface per day. 
 

During construction. Specify in bid requests, 
contractors specifications, 
and grading plans; site 
inspections shall verify 
implementation. 

Community 
Development 
Department—
Building Division 
and Code 
Enforcement 
Division; general 
contractor. 
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Construction-related 
air quality impacts:  
site grading and 
paving would result 
in NOX emissions 
above the South 
Coast Air Quality 
Management District 
significance 
thresholds. 
 

MMIII-2.  The project applicant shall implement the following NOX-
reducing practices during all construction activities: 

• use aqueous diesel fuel in all off-road diesel equipment and 
• use cool exhaust gas recirculation equipment. 

During construction. Specify in bid requests, 
contractors specifications, 
and grading plans; site 
inspections shall verify 
implementation. 

Community 
Development 
Department—
Building Division 
and Code 
Enforcement 
Division; general 
contractor. 

Cumulative-level 
impacts from 
construction related 
emissions. 

Implementation of Mitigation Measure MMIII-1. 
 

See above. See above. See above. 

    

Cultural Resources 

Impacts to unknown 
archaeological 
resources. 

MMV-1.  During construction, if buried cultural resources, such as 
chipped or ground stone, historical artifacts, building foundations, or 
human bone, are inadvertently discovered during ground-disturbing 
activities, the contractor shall ensure that all work will stop in that area 
and within 100 feet of the find until a qualified archaeologist can assess 
the significance of the find and, if necessary, develop appropriate 
treatment measures in consultation with the City. 
 
If human remains of Native American origin are discovered during 
proposed project construction, compliance with state laws, which fall 
within the jurisdiction of the Native American Heritage Commission 
(Public Resource Code Sec. 5097), relating to the disposition of Native 
American burials will be adhered to.  If any human remains are 
discovered or recognized in any location other than a dedicated 
cemetery, the contractor shall ensure that excavation or disturbance of 
the site (including any nearby area reasonably suspected to overlie 
adjacent human remains) shall stop until: 
 
 

During earthmoving/ 
grading activities and 
construction. 

Construction Contractor 
shall halt construction.   
If possible resources are 
uncovered, a qualified 
archaeologist shall make 
the determination as to 
whether further action is 
required. 

Community 
Development 
Department—
Building Division 
and Engineering 
Division; 
construction 
contractor. 
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a. the coroner of the county has been informed and has determined that 
no investigation of the cause of death is required; and 

 
b.  if the remains are of Native American origin, 
 

1. The descendants of the deceased Native Americans have made a 
recommendation to the landowner or the person responsible for 
the excavation work, for means of treating or disposing of, with 
appropriate dignity, the human remains and any associated grave 
goods as provided in Public Resources Code Section 5097.98, or 
 

2. The Native American Heritage Commission was unable to 
identify a descendant or the descendant failed to make a 
recommendation within 24 hours after being notified by the 
commission. 

According to California Health and Safety Code, six or more human 
burials at one location constitute a cemetery (Section 8100) and 
disturbance of Native American cemeteries is a felony (Section 7052).  
Section 7050.5 requires that construction or excavation be stopped in the 
vicinity of discovered human remains until the coroner can determine 
whether the remains are those of a Native American.  If the remains are 
determined to be Native American, the coroner must contact the 
California Native American Heritage Commission. 
 

Inadvertent discovery 
of unknown human 
remains. 

Implementation of Mitigation Measure MMV-1. See above. See above. 
 

See above. 
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Geology and Soils    

Impacts from 
seismic-related 
ground failure. 
 

MMVI-1.   During plan check, the applicant shall submit a geologic 
report to the City of Westminster Building Department to identify site 
conditions and potential seismic geologic hazards risk and recommend 
measures to reduce potential safety impacts.  The project design and 
development shall incorporate all recommended measures outlined in the 
geologic report to ensure that safety is not compromised (General Plan 
Policies VA1-2 and VA1-3). 
 

During plan check; 
prior to construction. 

Geologic Report shall be 
approved by the City 
Engineer. 
 

City Building 
Department, City 
Engineer, and project 
applicant. 

 MMVI-2.   All grading and construction plans shall clearly indicate 
required mitigation measures.  (General Plan Policy VA1-4) 

Prior to obtaining a 
grading permit. 

Grading and construction 
plans shall be approved 
by the City Engineer. 

City Building 
Department, City 
Engineer, and project 
applicant. 
 

 MMVI-3.  The geologic report submitted in support of the grading permit 
and building permit applications shall include a liquefaction study.  Three 
copies of the report shall be submitted.  Additional measures may be 
required for structural design and waterproofing of foundations and below 
grade construction.  The geologic report shall be prepared by a California 
registered geotechnical engineer and shall provide criteria for design of 
foundations and underground walls and slabs, including waterproofing. The 
report shall be prepared according to Guidelines for Evaluation and 
Mitigating Seismic Hazards in California, Chapter 6 – Analysis and 
Mitigation of Liquefaction Hazards (California Division of Mines and 
Geology 1997) and shall include results from a detailed field investigation, 
a geotechnical field investigation, and geotechnical laboratory testing. 
 
This mitigation measure assumes that the geologic/soils report will 
conclude that the liquefaction hazard at the site can be mitigated to an 
acceptable factor of safety for liquefaction resistance through the 
implementation of methods to prevent structural damage from liquefaction.  
Such methods may include one or more of the following: 

• excavation and removal or recompaction of potentially 
liquefiable materials; 

• in-situ (i.e., in place) ground densification (e.g., compaction 

Prior to obtaining a 
grading permit. 

Grading and construction 
plans shall be approved 
by the City Engineer. 

City Building 
Department, City 
Engineer, and project 
applicant. 
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with vibratory probes, compaction grouting); 
• other types of ground improvement (e.g., permeation grouting, 

deep drains, structural fills, dewatering); 
• deep foundations (e.g., piles, piers); 
• reinforced shallow foundations (e.g., grade beams, rigid raft 

foundations); and  
• design of structures to withstand predicted ground softening and 

vertical and lateral ground displacement. 
 

Impacts from soil 
erosion. 

MMVI-4.  Prior to obtaining a grading permit, the applicant shall prepare 
and submit an erosion control plan to the City of Westminster 
Engineering Department to reduce erosion of on- and offsite soils.  This 
shall include, but not be limited to, the following measures. 

• The contractor shall water the site at least twice daily to reduce 
potential wind erosion and fugitive dust impacts. 

• The contractor shall be responsible for implementing wheel 
washing for the construction vehicles and equipment leaving the 
site to reduce deposition soil into the public right-of-way. 

• During construction, the contractor shall implement street 
sweeping in the vicinity of the project at least once per week, or 
as deemed necessary by the City’s Building and Engineering 
Departments. 

• During construction, the contractor shall implement the BMPs, 
as identified in the erosion control plan and Storm Water 
Pollution Prevention Plan (SWPPP).   

 

Prior to obtaining a 
grading permit. 

Erosion control plan shall 
be approved by City 
Engineer prior to grading 
activities and 
implemented by the 
construction contractor. 

City Building 
Department, City 
Engineer, and project 
applicant. 

Impacts from 
unstable soils.  
 

Implementation of Mitigation Measures MMVI-1, MMVI-2, and 
MMVI-3. 

See above. See above. See above. 
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Hydrology and Water Quality 

Violate any water 
quality standards or 
waste discharge 
requirements 
 

Implementation of Mitigation Measure MMVI-4. See above. See above. See above. 

 MMVIII-1.   Prior to issuance of any grading permits, the applicant shall 
prepare a Storm Water Pollution Prevention Plan (SWPPP) and provide 
proof that a Notice of Intent (NOI) to file a National Pollution Discharge 
Elimination System Permit (NPDES) was filed with the RWQCB.  This 
evidence shall consist of a copy of the NOI stamped by the RWQCB.   

Prior to issuance of 
rough grading 
permits. 

Water Quality 
Management Plan shall 
be submitted to and 
approved by the City 
Engineer; inspections 
during construction shall 
verify implementation. 
 

City Building 
Department, City 
Engineer, and project 
applicant. 

 MMVIII-2:   Prior to the issuance of any grading permit, a Water 
Quality Management Plan (WQMP) for the final detailed project designs 
shall be submitted by the applicant to be approved by the city engineer.  
The WQMP shall identify a program for the implementation of specific 
structural and non-structural BMPs to address water quality issues 
associated with the final detailed project design construction and 
development and so that predictable run-off is controlled. 
 

See above. See above. See above. 

 MMVIII-3:   Controls on operational dewatering shall be implemented 
during excavation and construction phases.  Wastewater generated as a 
part of dewatering shall be discharged to the sanitary sewer for treatment 
at a wastewater treatment plant if possible.  If discharge to surface waters 
is unavoidable, before engaging in dewatering activities, the applicant 
will obtain an individual NPDES permit from the Santa Ana RWQCB 
for these discharges.  This permit will contain provisions that will require 
that discharges do not significantly degrade surface water quality, and 
will require a monitoring program to ensure that permit conditions are 
met.  Water discharged into surface water facilities will be required to 
meet the total maximum daily load (TMDL) and NPDES limits set in 
Orange County’s water quality permit.  Erosion or Siltation Impacts 

Prior to issuance of 
rough grading 
permits. 

Obtain an individual 
NPDES permit from the 
Santa Ana RWQCB. 
Water Quality 
Management Plan shall 
be submitted to and 
approved by the City 
Engineer; inspections 
during construction shall 
verify implementation. 

City Building 
Department, City 
Engineer, and project 
applicant. 
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Impacts from soil 
erosion 
. 

Implementation of Mitigation Measure MMVI-3 See above. See above. See above. 

Contribution to 
polluted runoff. 
 

Implement Mitigation Measure MMVI-4, MMVIII-1, MMVIII-2, and 
MMVIII-3. 

See above. See above. See above. 

Noise     

Noise impacts from 
construction 
activities 

MMXI-1.   Construction activities shall only occur between the hours of 
7:00 a.m. and 8:00 p.m., Monday through Saturday.  This measure shall 
be made a condition of the construction contract. 

During construction 
phases. 

Requirements for noise-
reducing techniques shall 
be stipulated in any 
contractor bids and 
implemented by the 
Construction Contractor; 
field inspections shall be 
conducted to verify 
compliance. 
 

Community 
Development 
Department—
Building Division 
and Code 
Enforcement 
Division; 
construction 
contractor 

 MMXI-2.  Prior to and during construction, the applicant shall comply 
with the City of Westminster General Plan Policies VB2-1 and VB2-2 
regarding stationary noise sources.  To comply with City Policies 
VB2-1 and VB2-2, an acoustical study and construction mitigation plan 
shall be implemented, including, but not limited to, the following: 

• Locate all equipment (including stationary noise-generating 
equipment such as pumps and generators), water tanks, and 
equipment storage, staging, and warm-up areas as far as 
possible from nearby residences.  Where possible, noise-
generating equipment shall be shielded from the residences by 
noise-blocking buffers such as structures or haul truck trailers.  
Stationary noise sources located less than 300 feet from noise-
sensitive receptors shall be equipped with noise-reducing engine 
housings.  Portable acoustic barriers shall be placed around 
noise-generating equipment located within 200 feet of 
residences.   

• All construction equipment powered by gasoline or diesel 
engines shall have sound-control devices at least as effective as 

Prior to and during 
construction. 

Requirements for noise-
reducing techniques shall 
be stipulated in any 
contractor bids and 
implemented by the 
Construction Contractor; 
field inspections shall be 
conducted to verify 
compliance. 

Community 
Development 
Department—
Building Division; 
construction 
contractor. 
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those originally provided by the manufacturer.  All equipment 
shall be operated and maintained to minimize noise generation.  
No equipment shall be permitted to have an unmuffled exhaust. 

• Shield/shroud any impact tools used during construction. 
• Shut off mobile noise-generating equipment and machinery 

when not in use.  
• When possible, construction vehicles accessing the site shall use 

the shortest route to and from local freeways, provided the 
routes do not cause nuisance noise to receptors along the route. 

• Project applicant shall disseminate essential information to 
residences and implement a complaint response/tracking 
program.  Prior to the issuance of a building permit, the project 
applicant shall notify residences within 500 feet of the 
construction area of the construction schedule for the proposed 
project.  The notice shall be sent via certified mail to residents.  
The project applicant shall submit a radius map, list of 
residents, and copy of the notice to the City planning 
department.  The project applicant and the construction 
contractor shall be designated as noise disturbance coordinators 
and shall be responsible for responding to complaints regarding 
construction noise.  The coordinators shall determine the cause 
of the complaint and shall ensure that reasonable measures are 
implemented to correct the problem.  A contact telephone 
number for the noise disturbance coordinator shall be 
conspicuously posted on construction site fences and shall be 
included in the written notification of the construction schedule 
sent to residents. 
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 MMXI-3.  Implementation of additional mitigation measures, as needed 
and/or required.  Throughout the construction period, the contractor shall 
implement additional noise mitigation measures at the request of the city 
or county.  Additional measures may include changing the location of 
stationary noise-generating equipment, shutting off idling equipment, 
rescheduling construction activity, installing acoustic barriers around 
stationary sources of construction noise, using alternative equipment or 
construction methods that produce less noise, and other site-specific 
measures, as appropriate. 
 

During construction 
phases. 

Requirements for noise-
reducing techniques shall 
be stipulated in any 
contractor bids and 
implemented by the 
Construction Contractor; 
field inspections shall be 
conducted to verify 
compliance. 

Community 
Development 
Department—
Building Division 
and Code 
Enforcement 
Division; 
construction 
contractor. 

Impacts to future 
residents 

MMXI-4. The project applicant shall retain a qualified acoustical 
consultant to design treatments for the residential units such that interior 
noise levels comply with the requirements of Article 4 of the California 
Administrative Code (California Noise Insulation Standards, Title 25, 
Chapter 1) so that interior noise levels do not exceed 45 Ldn.  The design 
shall meet the City interior noise standard of 55 dBA between the hours 
7:00 a.m. and 10:00 p.m. and 45 dBA between the hour of 10:00 p.m. 
and 7:00 a.m. Treatments may include but are not limited to installing 
acoustically rated windows and avoiding sound transmission paths 
through vents or other openings in the building shell.  If it is required 
that windows be closed, forced fresh air ventilation shall be required.   
 

During final project 
design; prior to 
issuance of building 
permit. 

Project acoustical design 
plans shall be approved 
by building official prior 
to any construction. 

Project applicant; 
Community 
Development 
Department—
Building Division. 

 MMXI-5. The project applicant’s acoustical consultant shall prepare a 
report detailing the acoustical treatments to be applied to the building for 
compliance with the interior noise standards.  The report shall be 
reviewed and approved by the City prior to issuance of the building 
permit. 
 

During final project 
design. 

Project acoustical design 
plans shall be approved 
by building official prior 
to any construction. 

Project applicant; 
Community 
Development 
Department—
Building Division. 

Groundborne 
vibration or noise 

MMXI-6: If pile driving is required, the project applicant shall retain a 
qualified vibration consultant to identify pile driving equipment and 
methods necessary to limit ground vibration from pile driving to 0.20 
inches per second at the nearest structures.  Use of a vibratory driver 
rather than an impact driver or limiting the minimum distance between 
impact drivers and structures are methods than can be used to limit 
vibration.   

During final project 
design. 

Project acoustical design 
plans shall be approved 
by building official prior 
to any construction. 

Project applicant; 
Community 
Development 
Department—
Building Division. 
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Impacts during 
construction from 
temporary increase in 
ambient noise levels. 
 

Implementation of Mitigation Measures MMXI-1 through MMXI-3. See above. See above. See above. 

Public Services 

Park fee requirement. MMXIII-1. Prior to the issuance of a building permit, project applicant 
shall pay in-lieu park fees beyond those credited for dedication for the 
provision of parks.   

Prior to issuance of 
building permit. 

Payment of fee. 
 

Project applicant; 
City Department of 
Public Works; 
Community 
Development 
Department—Park 
and Recreation 
Department. 
 

Transportation and Traffic 

Transportation 
design hazards: 
parking access ramps 
may be too short. 

MMXV-1:  To accommodate a storage length of one vehicle, project 
designs shall place the gated entry into the retail parking area a minimum 
of 20 feet beyond the west edge of the sidewalk.  Project designs shall be 
approved by City traffic engineers and followed during construction of 
the project. 

During final design 
phase and 
construction. 

Design approval and  
inspection during 
construction by the City 
Engineer; scheduled 
inspections during 
operation of the project. 
 

Project applicant; 
City Department of 
Public Works; 
Community 
Development 
Department—
Planning Division 
and Engineering 
Division 

Obscured views for 
exiting vehicles. 

MMXV-2.  To ensure adequate sight distances at the project driveways: 
• Landscaping plants that are placed within a 50-foot by 10-foot 

triangle at the intersection of the Moran Street and Bishop Place 
driveways shall be maintained at a maximum height of 18 
inches above the sidewalk elevation.   

• Placement of street trees shall be approved by the City 
Engineer.   

• Parking shall be prohibited within 25 feet of the Moran Street 
and Bishop Place driveways.  

Prior to occupancy. Periodic inspections  
during and after 
construction by the City 
Engineer; scheduled 
inspections during 
operation of the project. 
 

Project Applicant; 
City Department of 
Public Works; 
Community 
Development 
Department—
Planning Division 
and Engineering 
Division 
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Potential for traffic 
and pedestrian 
accidents. 

MMXV-3.  Project applicant shall install a sidewalk along the property 
frontage on Bishop Place and Moran Street prior to certificate of 
occupancy. 

Prior to occupancy. Periodic inspections  
during and after 
construction by the City 
Engineer; scheduled 
inspections during 
operation of the project. 
 

Project applicant; 
City Department of 
Public Works; 
Community 
Development 
Department—
Planning Division 
and Engineering 
Division 
 

 MMXV-4.  Prior to issuance of a certificate of occupancy, the project 
applicant shall install a crosswalk at the intersection of Bishop and 
Moran Streets connecting the east and west sides of Moran Street.  
Crosswalk shall comply with City of Westminster standards. 
 

Prior to the issuance 
of  certificate of 
occupancy. 

Install crosswalk; 
verification of installation 
by City Building 
Department. 

Project applicant; 
City Department of 
Public Works. 

 MMXV-5.  Prior to issuance of a certificate of occupancy, Project 
applicant shall install two types of street signs: 

• “For your safety, please cross the street at the crosswalk” or 
similar standard city approved sign shall be placed in a location 
prominently visible from all pedestrian access routes to the 
lower level garage  

• “Pedestrian crossing” or similar standard city approved sign 
shall be placed and visible from east and west bound drivers on 
Bishop Place and south bound drivers on Moran Street. 

Each of the pedestrian safety signs shall also include a directional 
arrow and “Asian Garden Mall” to direct pedestrians to the safest 
walking route to the mall. 

Prior to the issuance 
of  certificate of 
occupancy. 

Install pedestrian safety 
signs; verification of 
installation by City 
Building Department. 

Project applicant; 
City Department of 
Public Works. 
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Appendix A  

Revised Air Quality Study 

Introduction 

The project site is within the South Coast Air Basin (SCAB).  Air quality 
conditions in SCAB are regulated by the South Coast Air Quality Management 
District (SCAQMD).  The SCAB region has been in nonattainment for several air 
pollutants, including carbon monoxide (CO), airborne particulate matter with an 
aerodynamic diameter of less than 10 microns (PM10), and ozone (O3), and is 
working toward improving air quality within the region. 

Regional Climate and Meteorology 

The distinctive climate of SCAB is determined by its terrain and geographic 
location, which includes a coastal plain with connecting broad valleys and low 
hills, bounded by the Pacific Ocean to the southwest and high mountains around 
the rest of its perimeter.  The general region is in the semipermanent 
high-pressure zone of the eastern Pacific, resulting in a mild climate tempered by 
cool sea breezes with light average wind speeds.  The usually mild climatological 
pattern is interrupted occasionally by periods of extremely hot weather, winter 
storms, or Santa Ana winds (warm west winds blowing from east of Los 
Angeles). 

Many of the same factors that make living in Southern California desirable also 
contribute to the worst smog problem in the nation.  Gentle ocean breezes carry 
pollutants into the inland valleys, where they are trapped by the surrounding 
mountains.  Thermal inversions act like a lid over the basin.  Bright sunshine and 
warm temperatures cause some pollutants to react with each other, forming even 
more pollution.  These natural conditions, along with pollution from more than 
9 million motor vehicles, thousands of businesses and industries, and countless 
consumer products, create ideal conditions for smog. 

Air Quality Standards 

Air quality is determined primarily by the type and amount of contaminants 
emitted into the atmosphere, the size and topography of the basin, and its 
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meteorological conditions.  SCAB has low mixing heights and light winds that 
are conducive to the accumulation of air pollutants. 

Air quality is measured by comparing contaminant levels in ambient air samples 
to national and state standards.  These standards are set by the 
U.S. Environmental Protection Agency (EPA) and the California Air Resources 
Board at levels determined to be protective of public health and welfare with an 
adequate margin of safety.  National ambient air quality standards were first 
authorized by the federal Clean Air Act of 1970.  California ambient air quality 
standards were authorized by the state legislature in 1967.  The California 
Ambient Air Quality Standards (CAAQS) describe adverse conditions; that is, 
pollution levels must be below these standards before a basin can attain the 
standard.  National Ambient Air Quality Standards (NAAQS) describe 
acceptable conditions.  Air quality is considered in “attainment” if pollutant 
levels are continuously below or equal to the standards and exceed them no more 
than once each year.  California standards are generally more stringent than the 
national standards. 

Air quality standards specify the upper limits of concentrations and duration in 
the ambient air consistent with the management goal of preventing specific 
harmful effects.  There are national and state standards for O3, CO, nitrogen 
dioxide (NO2), PM10, sulfur dioxide (SO2), and lead (Pb).  These contaminants 
are called “criteria pollutants.”  SCAQMD also conducts monitoring for two 
other state standards: sulfate and visibility.  In addition, California has set 
standards for hydrogen sulfide and vinyl chloride, but these are not measured at 
any SCAQMD monitoring stations because they are not considered to be a 
problem in SCAB. 

Existing Air Quality Conditions 

The state of California has designated SCAQMD as being in extreme 
nonattainment for O3 and in nonattainment for PM10 and CO (although Orange 
County is in attainment for CO).  EPA designated SCAQMD as being in extreme 
nonattainment for O3 and in serious nonattainment for PM10 and CO.  The 
existing air quality conditions in the proposed project area can be characterized 
by monitoring data collected in the region.  The closest monitoring station is 
located at the Costa Mesa and Anaheim Harbor Boulevard Monitoring Station.  
Air quality monitoring data for the last 3 years are presented in Table 1.   
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Table 1.  Ambient Air Quality Monitoring Data from the Costa Mesa and Anaheim Harbor Blvd 
Monitoring Station 

Pollutant Standards 2000 2001 2002 

Ozone (O3) (Costa Mesa)    

 Maximum 1-hour concentration (ppm)  0.102 0.098 0.087 

Number of Days Standard Exceeded    

 CAAQS 1-hour (>0.09 ppm) 1 1 0 

 NAAQS 1-hour (>0.12 ppm) 1 1 0 

Carbon Monoxide (CO) (Costa Mesa)    

 Maximum 8-hour concentration (ppm) 6.3 4.6 4.3 

 Maximum 1-hour concentration (ppm) 7.8 6.2 5.1 

Number of Days Standard Exceeded    

 CAAQS 8-hour (>9.0 ppm) 0 0 0 

 NAAQS 8-hour (>9.0 ppm) 0 0 0 

 CAAQS 1-hour (>20 ppm) 0 0 0 

 NAAQS 1-hour (>35 ppm) 0 0 0 

Particulate Matter (PM10) (Anaheim)    

 Maximum 24-hour concentration (µg/m3) 126 93 69 

 Second highest 24-hour concentration (µg/m3) 119 66 64 

 Average geometric mean concentration (µg/m3) 35 33 31 

 Average arithmetic mean concentration (µg/m3) 39 28 33 

Number of Days Standard Exceededa    

 CAAQS 24-hour (>50 µg/m3) 33 53 30 

 NAAQS 24-hour (>150 µg/m3) 0 0 0 
a  Calculated exceedances based on measurements taken every 6 days. 
 
Notes:   CAAQS  =  California Ambient Air Quality Standards. 
 NAAQS  =  National Ambient Air Quality Standards. 
Sources: California Air Resources Board 2003 and U.S. Environmental Protection Agency 2003. 

 

Table 1 indicates that O3 concentrations occasionally exceeded state and federal 
standards in 2000 and 2001, while PM10 often exceeded state standards during 
this period.  O3 is a respiratory irritant and an oxidant that increases susceptibility 
to respiratory infections, and can cause substantial damage to vegetation and 
other materials.  O3 is a severe eye, nose, and throat irritant, and attacks synthetic 
rubber, textiles, plants, and other materials.  O3 causes extensive damage to plants 
by leaf discoloration and cell damage.  It is not emitted directly into the air, but is 
formed by a photochemical reaction in the atmosphere.  O3 precursors, which 
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include reactive organic gases (ROG) and oxides of nitrogen (NOx), react in the 
atmosphere in the presence of sunlight to form O3.  Because photochemical 
reaction rates depend on the intensity of ultraviolet light and air temperature, O3 
is primarily a summer air pollution problem.  ROG and NOx are emitted by 
mobile sources and stationary combustion equipment.  

PM10 results from many kinds of dust- and fume-producing activities, such as 
demolition, construction, and vehicular traffic.  PM10 comprises particles that can 
be inhaled deeply into the lungs.  Extended exposure to PM10 can increase the 
risk of chronic respiratory disease.  Entrained road dust from motor vehicles 
accounts for approximately two-thirds of the regional inventory of PM10. 

Data also indicate that CO concentrations do not approach the state standards; 
however, CO concentrations in the vicinity of congested intersections and 
freeways would be expected to be higher than those recorded at the monitoring 
station.  CO concentrations are expected to continue to decline in SCAB because 
of existing controls and programs and the continued retirement of older, more 
polluting vehicles. 

Sensitive Receptors 

Sensitive land uses are generally defined as locations where people reside or 
where the presence of air emissions could adversely affect the use of the land.  
Typical sensitive receptors include residents, school children, hospital patients, 
and the elderly.  Sensitive land uses in the project area that could be affected by 
the project include the Bolsa Verde Estates Mobile Home Park to the east and 
single-family residential to the south, along Coronet Avenue. 

Projected Air Quality Violation 

Project-related air emissions would have a significant effect if they resulted in 
concentrations that create either a violation of an ambient air quality standard or 
contribute to an existing air quality violation.  SCAQMD established significance 
thresholds to assess the impact on regional air quality.  Table 2 presents the 
allowable contaminant generation rates at which construction and operational 
emissions are considered to have a significant effect on air quality throughout 
SCAB. 
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Table 2.  Allowable Regional Emission Limits 

Air Pollutant Construction (pounds/day) Operation (pounds/day) 
Reactive organic gases 75 55 
Carbon monoxide 550 550 
Nitrogen oxides  100 55 
Sulfur oxides  150 150 
Particulates (PM10) 150 150 
Source: SCAQMD 1993. 

 

Construction Impacts 

Construction activities for the proposed project would result in short-term 
impacts on ambient air quality in the area.  Temporary construction emissions 
would result directly from site clearance, grading, site preparation activities, and 
building erection, and indirectly from construction equipment emissions and 
construction worker commuting patterns.  Pollutant emissions would vary daily 
depending on the level of activity, the specific operations, and the prevailing 
weather.   

Diesel Health Risk 

Conversation with SCAQMD staff indicates that SCAQMD does not consider 
diesel-related cancer risks from construction equipment to be an issue due to the 
short-term nature of construction activities (Blankson pers. comm.).  It is 
anticipated that construction activities would continue for approximately 
525 days.  The assessment of cancer risk is typically based on a 70-year exposure 
period.  Construction activities are sporadic, transitory, and short term in nature, 
and once construction activities have ceased, so too have emissions from 
construction activities.  Because exposure to diesel exhaust will be well below 
the 70-year exposure period, construction of the proposed project is not 
anticipated to result in an elevated cancer risk to exposed persons.  In addition, 
Table 4 indicates that PM10 from diesel emissions are relatively low and well 
below the SCAQMD’s thresholds of 150 pounds per day.  Consequently, the 
estimation of diesel risks associated with construction activities is considered to 
be less than significant. 
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Pollutant Emissions 

A detailed inventory of construction equipment that will be used for the proposed 
project was not available; therefore, this analysis is based on anticipated 
construction equipment that may be used during construction activities, as shown 
in Table 3. 

Table 3.  Anticipated Construction Equipment

Construction Phase and Equipment Number of Equipment Pieces 

Site grading  
Rubber-tired dozers 1 
Tractor/loaders/backhoes 1 

Building construction  
Concrete/industrial saw 4 

       Other equipment 6 
Rough terrain forklift 4 

 

Table 4 summarizes maximum project construction emissions.  Construction 
activities were divided into separate phases and analyzed separately.  
Consequently, project significance is not a comparison of the sum of all 
construction phases to SCAQMD threshold levels.  Instead, if one phase of 
construction is found to have a significant impact, then the entire project is 
considered to have a significant air quality impact.  Emissions estimates were 
calculated using the URBEMIS2002 emissions model, Version 7.4.2, and are 
shown in Table 4.  

Table 4.  Maximum Emissions from Construction Activities (Unmitigated) 

 
Construction 

ROG 
(lbs./day) 

NOX 

(lbs./day) 
CO 
(lbs./day) 

PM10 
(lbs./day) 

Proposed project     
Site grading 4.34 36.12 30.12 6.68 
Building 
construction 

24.47 160.22 147.15 7.40 

Arch. coating 382.36 – – – 

Asphalt off-gas 0.06 – – – 
Threshold 75 100 550 150 

 

As indicated in Table 4, emissions from architectural coating for the proposed 
project are anticipated to exceed SCAQMD’s ROG threshold of 75 pounds per 
day, and emissions from building construction are anticipated to exceed the NOx 
threshold of 100 pounds per day.  As a result, this impact is considered 
significant.  Implementation of Mitigation Measure MM AQ-2 will reduce this 
impact to a less-than-significant level. 
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The URBEMIS2002 calculation assumes an ROG emission rate of 0.0185 
pounds of ROG per square foot.  Multiplying the emission rate of 0.0185 by 4000 
square feet  results in 74 pounds per day of ROG emissions, which is below the 
SCAQMD ROG emission threshold of 75 pounds per day.  Table 5 shows the 
architectural coating mitigated maximum emissions and NOx mitigated 
maximum emissions. 

Table 5.  Maximum Emissions from Construction Activities (Mitigated)  

Construction ROG (lbs./day) NOX (lbs./day) CO (lbs./day) PM10 (lbs./day)
Proposed project     

Building     

Construction 

- 82.80 - - 

Arch. coating 74 – – – 
Threshold 75 100 550 150 

 

Consequently, architectural coating emissions and NOx would exceed SCAQMD 
thresholds.  Implementation of the mitigation measures MM AQ-1 and MM AQ-
2 would reduce emissions to levels below district thresholds. 

Mitigation Measures 

MM AQ-1. Architectural Coating Limitation 

Architectural coating activities shall be limited to coating a maximum of 4,000 square 
feet of surface per day. 

MM AQ-2 NOx Emission Reduction  

The project proponent shall implement the following NOx-reducing construction 
practices during construction of the proposed project: 

 use aqueous diesel fuel in all off-road diesel equipment, and  

use cool exhaust gas recirculation. 
 

Operational Impacts 

Long-term air quality impacts are those associated with the change in permanent 
use of the project site.  Two types of air pollutant sources must be considered 
with respect to the proposed project: area and mobile sources.  Area sources 
include emissions from onsite activities and natural gas combustion for heating 
requirements.  Mobile source emissions result from vehicle trips, including 
employees, deliveries, and maintenance activities. 
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Area Source Emissions 

In addition, area source emissions were calculated based on land use 
characteristics.  Area source emissions result from fuel and personal product use.  
Electricity and natural gas are utilized by almost every commercial and 
residential development.  Table 6 summarizes project operational emissions. 

Mobile Source Emissions 

The proposed project would generate motor-vehicle trips that would in turn 
generate operational air emissions.  Emission calculations for with-project 
conditions are based on the daily trip generation data provided by the project 
traffic engineers, Linscott Law & Greenspan Engineers (LLG). 

The majority of project-related emissions are associated with mobile source 
activities.  Mobile source emissions result from operational vehicle trips, 
including employees, deliveries and maintenance activities, and onsite parking.  
Under worst-case design-year with project conditions, the proposed project is 
estimated to generate approximately 1,543 trips per day (LLG 2004).  The 
emissions associated with the long-term operation of the project are shown in 
Table 6.  

Table 6.  Operational Stationary and Mobile Source Air Emissions during Project 
Operation (lbs./day) 

Operational Phase ROG 
(lbs./day) 

NOX 
(lbs./day) 

CO 
(lbs./day) 

PM10 
(lbs./day) 

Proposed project     

Area source emissions     

Natural gas 0.10 1.32 0.55 0.0 

Landscaping 0.25 0.02 1.96 0.0 

Consumer products 3.91 0.0 0.0 0.0 

Vehicular emissions 13.04 12.80 138.13 10.10 

Total 17.3 14.14 140.64 10.1 

Threshold 75 100 550 150 

 

As indicated in Table 6, project-related operational emissions would not exceed 
the SCAQMD significance thresholds for criteria pollutants.  Therefore, no 
impact is anticipated to result from project operations. 
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Cumulatively Considerable Net Increase in Pollutants 

Unmitigated construction activities would generate emissions above threshold 
levels.  Consequently, mitigation is required to reduce architectural coating 
below SCAQMD thresholds.  Implementation of mitigation measure MM AQ-1 
would reduce cumulatively considerable net increases of any criteria pollutants to 
levels below SCAQMD thresholds.  Therefore, this cumulative impact is less 
than significant. 

Exposure of Sensitive Receptor Pollutants 

The SCAQMD guidelines have two criteria for CO modeling.  The first criterion 
is comparing future no project to future with project level of service (LOS).  If 
the LOS level from the future with project condition is one level worse than the 
future with no project LOS, then CO modeling is required.  The proposed project 
showed no drop in LOS levels.  The second criterion is if the project is obviously 
at LOS D or worse with an increase of 2% or greater volume to capacity (V/C) 
ratio, the project requires CO modeling.  However, the project did have LOS 
levels of D and F but there was no 2% or greater increase comparing future no 
project to future with project.  The project failed to meet either criterion; 
therefore, no intersections for the proposed project required any modeling.  As a 
result, this impact is considered less than significant.  (Koizumi pers. comm.) 

Creation of Objectionable Odors  

The proposed project and alternatives are not anticipated to generate any 
objectionable odors affecting a substantial number of people.  Consequently, this 
impact is considered less than significant. 
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APPENDIX  URBEMIS 2002 FILE

 
               URBEMIS 2002 For Windows   7.5.0 
                
File Name:                      G:\Air-Nois\Air\Westminster Bishop-Moran Senior 
Housing\(REVISED) Westminster Urbemis File.urb 
Project Name:                   Westminster 
Project Location:               South Coast Air Basin (Los Angeles area) 
On-Road Motor Vehicle Emissions Based on EMFAC2002 version 2.2 
                
                       SUMMARY REPORT     
                    (Pounds/Day - Summer) 
 
CONSTRUCTION EMISSION ESTIMATES 
                                                                           PM10      
PM10      PM10  
 *** 2005 ***                       ROG       NOx        CO       SO2     TOTAL    
EXHAUST     DUST  
 TOTALS (lbs/day,unmitigated)     

382.36    160.22    147.15      0.00     12.33      7.33      5.00 
 TOTALS (lbs/day, mitigated)      

382.36     82.80     34.35      0.00      6.06      1.06      5.00 
 
 
AREA SOURCE EMISSION ESTIMATES 
                                    ROG       NOx        CO       SO2      PM10 
 TOTALS (lbs/day,unmitigated)      4.26      1.34      2.51      0.03      0.01 
  
  
OPERATIONAL (VEHICLE) EMISSION ESTIMATES 
                                    ROG       NOx        CO       SO2      PM10 
 TOTALS (lbs/day,unmitigated)     13.04     12.80    138.13      0.11     10.10 
 
SUM OF AREA AND OPERATIONAL EMISSION ESTIMATES 
                                    ROG       NOx        CO       SO2      PM10    
 TOTALS (lbs/day,unmitigated)     17.30     14.14    140.64      0.14     10.11 
 
  
 
 
               URBEMIS 2002 For Windows   7.5.0 
                
File Name:                      G:\Air-Nois\Air\Westminster Bishop-Moran Senior 
Housing\(REVISED) Westminster Urbemis File.urb 
Project Name:                   Westminster 
Project Location:               South Coast Air Basin (Los Angeles area) 
On-Road Motor Vehicle Emissions Based on EMFAC2002 version 2.2 
                
                        DETAIL REPORT     
                    (Pounds/Day - Summer) 
 
Construction Start Month and Year: January, 2005 
Construction Duration: 9 
Total Land Use Area to be Developed: 2.2 acres 
Maximum Acreage Disturbed Per Day: 0.5 acres 
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Single Family Units: 80 Multi-Family Units: 0 
Retail/Office/Institutional/Industrial Square Footage: 32700 
 
CONSTRUCTION EMISSION ESTIMATES UNMITIGATED (lbs/day) 
                                                                       PM10     
PM10        PM10 
    Source                       ROG       NOx        CO       SO2     TOTAL   
EXHAUST      DUST 
 *** 2005*** 
Phase 1 - Demolition Emissions 
Fugitive Dust         -         -         -         -      0.00         -      0.00 
Off-Road Diesel    0.00      0.00      0.00         -      0.00      0.00      0.00 
On-Road Diesel     0.00      0.00      0.00      0.00      0.00      0.00      0.00 
Worker Trips       0.00      0.00      0.00      0.00      0.00      0.00      0.00 
  Maximum lbs/day  0.00      0.00      0.00      0.00      0.00      0.00      0.00 
 
Phase 2 - Site Grading Emissions 
Fugitive Dust         -         -         -         -      5.00         -      5.00 
Off-Road Diesel   4.31     36.05     29.50         -      1.68      1.68      0.00 
On-Road Diesel    0.00      0.00      0.00      0.00      0.00      0.00      0.00 
Worker Trips      0.03      0.07      0.62      0.00      0.00      0.00      0.00 
  Maximum lbs/day 4.34     36.12     30.12      0.00      6.68      1.68      5.00 
 
Phase 3 - Building Construction 
Bldg Const Off-Road Diesel      

19.92    159.97    141.67         -      7.33      7.33      0.00 
Bldg Const Worker Trips          

0.46      0.26      5.47      0.00      0.07      0.00      0.07 
Arch Coatings Off-Gas          

381.94     -         -         -         -         -         - 
Arch Coatings Worker Trips      

 0.42      0.20      5.17      0.00      0.07      0.00      0.07 
Asphalt Off-Gas    0.06         -         -         -         -         -         - 
Asphalt Off-Road Diesel          

4.00     25.08     33.99         -      1.05      1.05      0.00 
Asphalt On-Road Diesel           

0.01      0.23      0.05      0.00      0.01      0.01      0.00 
Asphalt Worker Trips             

0.02      0.01      0.30      0.00      0.00      0.00      0.00 
  Maximum lbs/day382.36    160.22    147.15      0.00      7.40      7.33      0.07 
 
  Max lbs/day all phases       

382.36    160.22    147.15      0.00     12.33      7.33      5.00 
 
 
 
Phase 1 - Demolition Assumptions:  Phase Turned OFF 
 
Phase 2 - Site Grading Assumptions 
Start Month/Year for Phase 2: Jan '05 
Phase 2 Duration: 1 months 
On-Road Truck Travel (VMT): 0 
Off-Road Equipment 
  No.     Type                               Horsepower    Load Factor     
Hours/Day 
     1    Rubber Tired Dozers                   352          0.590            8.0 
     1    Tractor/Loaders/Backhoes               79          0.465            8.0 
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Phase 3 - Building Construction Assumptions 
Start Month/Year for Phase 3: Feb '05 
Phase 3 Duration: 8 months 
  Start Month/Year for SubPhase Building: Feb '05 
  SubPhase Building Duration: 6 months 
  Off-Road Equipment 
  No.     Type                               Horsepower    Load Factor     
Hours/Day 
     4    Concrete/Industrial saws               84          0.730            8.0 
     6    Other Equipment                       190          0.620            8.0 
     4    Rough Terrain Forklifts                94          0.475            8.0 
  Start Month/Year for SubPhase Architectural Coatings: Aug '05 
  SubPhase Architectural Coatings Duration: 1 months 
  Start Month/Year for SubPhase Asphalt: Sep '05 
  SubPhase Asphalt Duration: 1 months 
  Acres to be Paved: .5 
  Off-Road Equipment 
  No.     Type                               Horsepower    Load Factor     
Hours/Day 
     1    Graders                               174          0.575            8.0 
     1    Pavers                                132          0.590            8.0 
     1    Rollers                               114          0.430            8.0 
 
 
CONSTRUCTION EMISSION ESTIMATES MITIGATED (lbs/day) 
                                                                       PM10     
PM10        PM10 
    Source          ROG       NOx        CO       SO2     TOTAL   EXHAUST      DUST 
 *** 2005*** 
Phase 1 - Demolition Emissions 
Fugitive Dust                      -         -         -         -      0.00         
-      0.00 
Off-Road Diesel    0.00      0.00      0.00         -      0.00      0.00      0.00 
On-Road Diesel     0.00      0.00      0.00      0.00      0.00      0.00      0.0 
Worker Trips       0.00      0.00      0.00      0.00      0.00      0.00      0.00 
  Maximum lbs/day  0.00      0.00      0.00      0.00      0.00      0.00      0.00 
 
Phase 2 - Site Grading Emissions 
Fugitive Dust                      -         -         -         -      5.00         
-      5.00 
Off-Road Diesel   4.31     24.80     29.50         -      0.62      0.62      0.00 
On-Road Diesel    0.00      0.00      0.00      0.00      0.00      0.00      0.00 
Worker Trips      0.03      0.07      0.62      0.00      0.00      0.00      0.00 
  Maximum lbs/day 4.34     24.87     30.12      0.00      5.62      0.62      5.00 
 
Phase 3 - Building Construction 
Bldg Const  
Off-Road Diese   l1.99     82.54     14.17         -      0.41      0.41      0.00 
Bldg Const 
Worker Trips   0.46      0.26      5.47      0.00      0.07      0.00      0.07 
Arch Coatings  
Off-Gas       381.94         -         -         -         -         -         - 
Arch Coatings  
Worker Trips    0.42      0.20      5.17      0.00      0.07      0.00      0.07 
Asphalt  
Off-Gas         0.06         -         -         -         -         -         - 
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Asphalt Off-Road  
Diesel          4.00     25.08     33.99         -      1.05      1.05      0.00 
Asphalt On-Road  
Diesel          0.01      0.23      0.05      0.00      0.01      0.01      0.00 
Asphalt Worker  
Trips           0.02      0.01      0.30      0.00      0.00      0.00      0.00 
 Maximum lbs/day 382.36    82.80    34.35      0.00      1.13      1.06      0.07 
 
 Max lbs/day  
 all phases     382.36     82.80     34.35      0.00      6.06      1.06      5.00 
 
 
 
Construction-Related Mitigation Measures 
  
Phase 1 - Demolition Assumptions:  Phase Turned OFF 
 
Phase 2 - Site Grading Assumptions 
Start Month/Year for Phase 2: Jan '05 
Phase 2 Duration: 1 months 
On-Road Truck Travel (VMT): 0 
Off-Road Equipment 
  No.     Type                               Horsepower    Load Factor     
Hours/Day 
     1    Rubber Tired Dozers                   352          0.590            8.0 
     1    Tractor/Loaders/Backhoes               79          0.465            8.0 
 
Phase 3 - Building Construction Assumptions 
Start Month/Year for Phase 3: Feb '05 
Phase 3 Duration: 8 months 
  Start Month/Year for SubPhase Building: Feb '05 
  SubPhase Building Duration: 6 months 
  Off-Road Equipment 
  No.     Type                               Horsepower    Load Factor     
Hours/Day 
     4    Concrete/Industrial saws               84          0.730            8.0 
     6    Other Equipment                       190          0.620            8.0 
     4    Rough Terrain Forklifts                94          0.475            8.0 
  Start Month/Year for SubPhase Architectural Coatings: Aug '05 
  SubPhase Architectural Coatings Duration: 1 months 
  Start Month/Year for SubPhase Asphalt: Sep '05 
  SubPhase Asphalt Duration: 1 months 
  Acres to be Paved: .5 
  Off-Road Equipment 
  No.     Type                               Horsepower    Load Factor     
Hours/Day 
     1    Graders                               174          0.575            8.0 
     1    Pavers                                132          0.590            8.0 
     1    Rollers                               114          0.430            8.0 
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AREA SOURCE EMISSION ESTIMATES (Summer Pounds per Day, Unmitigated) 
    Source                         ROG       NOx        CO       SO2      PM10 
 Natural Gas                      0.10      1.32      0.55         -      0.00 
 Wood Stoves - No summer emissions 
 Fireplaces - No summer emissions 
 Landscaping                      0.25      0.02      1.96      0.03      0.00 
 Consumer Prdcts                  3.91         -         -         -         - 
 TOTALS(lbs/day,unmitigated)      4.26      1.34      2.51      0.03      0.01 
  
 
                 UNMITIGATED OPERATIONAL EMISSIONS 
 
                                 ROG       NOx        CO       SO2      PM10 
Retirement community            3.84      2.96     33.22      0.03      2.48 
Regnl shop. center              9.20      9.84    104.91      0.08      7.63 
 
TOTAL EMISSIONS (lbs/day)      13.04     12.80    138.13      0.11     10.10 
 
Includes correction for passby trips. 
Does not include double counting adjustment for internal trips. 
 
OPERATIONAL (Vehicle) EMISSION ESTIMATES 
 
Analysis Year: 2005  Temperature (F): 90   Season: Summer 
 
EMFAC Version: EMFAC2002 (9/2002) 
 
Summary of Land Uses:  
 
Unit Type                       Trip Rate                    Size    Total Trips 
 
Retirement community         3.48 trips / dwelling units      80.00       278.40 
Regnl shop. center          42.94 trips / 1000 sq. ft.        32.70     1,404.14 
 
Vehicle Assumptions: 
 
Fleet Mix:  
 
Vehicle Type             Percent Type    Non-Catalyst     Catalyst         Diesel 
Light Auto                  56.10            2.30           97.10            0.60 
Light Truck < 3,750   lbs   15.10            4.00           93.40            2.60 
Light Truck  3,751- 5,750   15.50            1.90           96.80            1.30 
Med Truck    5,751- 8,500    6.80            1.50           95.60            2.90 
Lite-Heavy   8,501-10,000    1.00            0.00           80.00           20.00 
Lite-Heavy  10,001-14,000    0.30            0.00           66.70           33.30 
Med-Heavy   14,001-33,000    1.00           10.00           20.00           70.00 
Heavy-Heavy 33,001-60,000    0.80            0.00           12.50           87.50 
Line Haul > 60,000    lbs    0.00            0.00            0.00          100.00 
Urban Bus                    0.10            0.00            0.00          100.00 
Motorcycle                   1.60           87.50           12.50            0.00 
School Bus                   0.30            0.00            0.00          100.00 
Motor Home                   1.40           14.30           78.60            7.10 
 
Travel Conditions 
                                 Residential                  Commercial 
                          Home-     Home-     Home-   
                          Work      Shop      Other   Commute  Non-Work Customer 
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Urban Trip Length (miles) 11.5       4.9       6.0      10.3       5.5       5.5 
Rural Trip Length (miles) 11.5       4.9       6.0      10.3       5.5       5.5 
Trip Speeds (mph)         35.0      40.0      40.0      40.0      40.0      40.0 
% of Trips - Residential  20.0      37.0      43.0 
 
% of Trips - Commercial (by land use) 
Regnl shop. center                                       2.0       1.0      97.0 
 
 
Changes made to the default values for Land Use Trip Percentages 
Changes made to the default values for Construction 
The user has overridden the Default Phase Lengths 
Phase 2 mitigation measure Off-Road Diesel Exhaust: Use aqueous diesel fuel  
     has been changed from off to on. 
Phase 2 mitigation measure Off-Road Diesel Exhaust: Use lean-NOx catalyst 
     has been changed from off to on. 
Phase 3 mitigation measure Off-Road Diesel Exhaust: Use aqueous diesel fuel  
     has been changed from off to on. 
Phase 3 mitigation measure Off-Road Diesel Exhaust: Use cooled exhaust gas 
recirculation(EGR) 
     has been changed from off to on. 
 
Changes made to the default values for Area 
 
The wood stove option switch changed from on to off. 
The fireplcase option switch changed from on to off. 
The landscape year changed from 2004 to 2005. 
 
Changes made to the default values for Operations 
 
The pass by trips option switch changed from off to on. 
The operational emission year changed from 2004 to 2005. 
The double counting internal work trip limit changed from  to 28.08276. 
The double counting shopping trip limit changed from  to 14.04138. 
The double counting other trip limit changed from  to 119.712. 
The travel mode environment settings changed from  both to: residential 
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Appendix B 

Cultural Resources Study 

Introduction and Methods 

For the purposes of CEQA, historical resources usually include prehistoric and 
historical archaeological sites and the built environment.  Efforts to identify 
cultural resources in the project area included a record search, a literature review, 
an archaeological survey, and consultation with the Native American Heritage 
Commission (NAHC), Native American representatives, and a local historical 
society. 

Record Search 

A record search was conducted at the South Central Coastal Information Center 
at California State University, Fullerton on January 21, 2004.  This record search 
consulted the state’s database of previous cultural resources studies and 
previously recorded archeological sites, as well as pertinent historical inventories 
and historic maps.  According to federal, state, and local historical registers, no 
previously identified historic properties or landmarks are located within or 
adjacent to the project area.   

The results of the record search indicated that the project area had not been 
previously surveyed for cultural resources.  No previously recorded cultural 
resources were identified within the project area.  However, one previously 
identified prehistoric archaeological site is located within 0.5 mile of the project 
area.   

Archival Research 

Archival research was conducted at the University of California, Irvine, and in 
the Jones & Stokes archives.  This research was undertaken in an effort to 
identify historically significant people, events, and trends that may have been 
associated with the project area, or about which the project area could provide 
significant new information.  The research also assisted in determining the 
potential for subsurface archaeological deposits.  Resources reviewed included 
county and city histories, ethnographic literature, and historic topographic maps.  
According to historic topographic maps, the project area was not developed at the 
turn of the twentieth century, nor does it appear that the federal government had 
formally sectioned this area (USGS 1896).  In the 1942 topographic map, the 
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project area still appears undeveloped although there is much more development 
in the immediate area (USGS 1942).  No development appears to have occurred 
within the project area since the 1940s, except for its more recent use as a 
parking area, which included grading, importation of fill material, and the 
placement of asphalt paving in isolated portions (USGS 1965).   

Consultation 

Jones & Stokes sent a letter to the NAHC requesting a review of the sacred lands 
file as well as a list of Native American representatives to be contacted for 
information regarding sacred sites within the project area.  According to the 
NAHC response, no known sacred sites are within the project area.  The NAHC 
also provided a list of twelve Native American representatives to be contacted for 
information.  Letters were sent to all representatives informing them of the 
project and requesting information regarding the project’s effect on potential 
resources.  

One response was received from the Native American community contacted for 
this project.  Mr. Anthony Morales, Chairman of the Gabrieliño/Tongva 
contacted Jones & Stokes by telephone in response to the request for information.  
Mr. Morales was concerned that the project area is sensitive for Native American 
cultural resources and requested that a Native American monitor be on site for all 
ground-disturbing activities.    

In addition to the Native American community, a letter describing the project 
was also sent to the Westminster Museum/Historical Society requesting 
information on historic sites within the project area.  The letter was returned to 
Jones & Stokes as an undeliverable letter with no known forwarding address. 

Because the project area is located within Little Saigon, efforts were made to find 
representatives of this community that could be contacted for information about 
the project area and to discuss any concerns regarding the project.  However, no 
community groups were identified through research or contact with City 
government representatives.   

Pedestrian Survey  

A Jones & Stokes archaeologist surveyed the project area in 10-meter east/west 
trending transects.   The project area is currently a level parcel that had been 
previously graded and, at least partially, covered in fill material.  Portions of the 
parcel at the entrances to the lot along Moran Street were paved at the time of 
survey.  These paved areas appeared to have been driveways onto the lot.  The 
elevation of the parcel appeared to be the same (40 to 50 feet) as it was in both 
1896 and 1942 (USGS 1896, 1942).  Although fill material was imported onto 
the site, it did not appear to be a substantial amount.   
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Visibility was excellent (100%) throughout a majority of the project area.  Areas 
with minimal visibility (0- to 5-percent) included a small 5- to 10-foot margin 
along the eastern border of the project area where dense ruderal vegetation was 
located.  In addition, small scattered areas of clustered fill material and the paved 
areas had low visibility (0- to 5-percent).  No archaeological resources were 
identified during the survey. 

CEQA Significance Criteria 

Regulatory compliance with regard to cultural resources is governed by CEQA.  
CEQA Guidelines define a significant cultural resource as “a resource listed in or 
eligible for listing in the California Register of Historical Resources” (Pub. Res. 
Code Section 5024.1).  A resource may be eligible for inclusion in the California 
Register of Historical Resources if it meets any one of the following criteria: 

1. it is associated with events that have made a significant contribution to the 
broad patterns of California’s history and cultural heritage; 

2. it is associated with the lives of important historical figures; 

3. it embodies the distinctive characteristics of a type, period, region, or 
method of construction, represents the work of an important creative 
individual, or possesses high artistic value; or 

4. it has yielded, or may be likely to yield, important prehistoric or historic 
information. 

Under CEQA, an impact would be considered significant if a project would have 
an effect that may change the significance of a resource (Public Resources Code 
5020.1).  Actions that would change the significance of a historical resource 
include: demolition, replacement, substantial alteration, and relocation of historic 
properties. 

The question of integrity is an additional factor that must be addressed.  Integrity 
is determined through application of seven factors:  location, design, setting, 
workmanship, materials, feeling, and association.  These seven can be roughly 
grouped into three types of integrity considerations.  Location and setting relate 
to the relationship between the property and its environment.  Design, materials, 
and workmanship, as they apply to historic buildings, relate to construction 
methods and architectural details.  Feeling and association are the least objective 
of the seven criteria, and pertain to the overall ability of the property to convey a 
sense of the historical time and place in which it was constructed.  Loss of 
integrity, if substantial, will render a property ineligible, irrespective of 
significance.  Likewise, a resource can have complete integrity, but if it lacks 
significance it must also be considered ineligible. 

Even without a formal determination of significance and nomination for listing in 
the California Register of Historical Resources, the lead agency can determine 
that a resource is potentially eligible for such listing to assist in determining 
whether a significant impact would occur.  The fact that a resource is not listed in 
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the California Register of Historical Resources—or has not been determined 
eligible for such listing—and is not included in a local register of historic 
resources does not preclude an agency from determining that a resource may be a 
historical resource for the purposes of CEQA. 

Prehistory Context 

The prehistoric occupation of southern California is divided chronologically into 
several temporal phases of horizons (Moratto 1984).  Horizon I, or the Early Man 
Horizon, began at the first appearance of people in the region (perhaps 
approximately 11,000 years ago) and continued until about 5000 B.C.  Although 
little is known about these people, it is assumed that they were semi-nomadic and 
subsisted primarily on game. 

Horizon II, also known as the Millingstone Horizon or Encinitas Tradition, began 
around 5000 B.C. and continued until about 1500 B.C.  The Millingstone 
Horizon is characterized by widespread use of milling stones (manos and 
metates), core tools, and few projectile points or bone and shell artifacts.  This 
horizon appears to represent a diversification of subsistence activities and a more 
sedentary settlement pattern.  Archaeological evidence suggests that hunting 
became less important and that reliance on collecting shellfish and vegetal 
resources increased (Moratto 1984). 

Horizon III, the Intermediate Horizon or Campbell Tradition, began around 1500 
B.C. and continued until about A.D. 600–800.  Horizon III is defined by a shift 
from the use of milling stones to increased use of mortar and pestle, possibly 
indicating a greater reliance on acorns as a food source.  Projectile points become 
more abundant and, together with faunal remains, indicate increased use of both 
land and sea mammals.  (Moratto 1984). 

Horizon IV, the Late Horizon, which began around A.D. 600–800 and terminated 
with the arrival of Europeans, is characterized by dense populations; diversified 
hunting and gathering subsistence strategies, including intensive fishing and sea 
mammal hunting; extensive trade networks; use of the bow and arrow; and a 
general cultural elaboration (Moratto 1984). 

Ethnography 

When Spanish explorers and missionaries first visited the southern coastal areas 
of California, the indigenous inhabitants of the Los Angeles and Orange County 
areas were given the Spanish names “Gabrieliño” and “Juaneño.”  The names 
Gabrieliño and Juaneño come from the indigenous people’s associations with the 
Mission San Gabriel and the Mission San Juan Capistrano, respectively.   

Gabrieliño territory included the watersheds of the San Gabriel, Santa Ana, and 
Los Angeles rivers; portions of the Santa Monica and Santa Ana mountains; the 
Los Angeles basin; the coast from Aliso Creek to Topanga Creek; and San 
Clemente, San Nicolas, and Santa Catalina Islands (Bean and Smith 1978).  
Juaneño territory extended from around Agua Hedionda Creek on the south to 
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near Aliso Creek on the northwest.  The boundary extended inland to Santiago 
Peak, southward to the east of Palomar Mountain, across to the eastern side of the 
Elsinore Fault Valley, and around the southern slope of the valley of San Jose 
(Bean and Shipek 1978).  Both the Gabrieliño and Juaneño languages are 
classified as belonging to the Takic family of Uto-Aztecan stock (Shipley 1978, 
Bean and Shipek 1978).  

Although the project area falls within the traditional boundaries of the 
Gabrieliño, the City of Westminster is located near the boundary between the two 
groups.  It is likely that this shared boundary resulted in certain similarities in 
social structure and transmission of goods.  Therefore, both groups are discussed 
below.   

Gabrieliño 

Because Gabrieliño culture began to dissolve soon after contact with Europeans, 
little is known of the group’s way of life.  Much of the available ethnographic 
information about the Gabrieliño Indians is from the letters of Hugo Reid.  Reid 
was a Scottish settler who married a Gabrieliño woman and subsequently 
observed their ways of life throughout the early 1850s.  Other ethnographic 
details were collected by Harrington (1942), Kroeber (1925), and others in the 
early 1900s.  The available information has been summarized by Bean and Smith 
(1978).  

The Gabrieliño had an elaborately developed material culture.  Technological 
and artistic items included shell set in asphaltum; carvings; painting; an extensive 
steatite industry; baskets; and a wide range of stone, shell, and bone objects that 
were both utilitarian and decorative. 

Gabrieliño subsistence was based on a varied hunting and gathering strategy that 
included large and small land mammals, sea mammals, river and ocean fish, and 
a variety of plant resources.  Deep sea fishing was accomplished from boats of 
wooden planks tied together and sealed with asphaltum.  Sea mammals were 
taken with harpoons, spears, and clubs.  River fishing was undertaken with the 
use of line and hook, nets, basket traps, spears, and poisons.  Land mammals 
were hunted with bow and arrow, trapped, clubbed, or taken with the use of 
deadfalls. 

The Gabrieliño were apparently first contacted by Europeans in 1542 when 
Cabrillo entered the area.  Following other Spanish visits to the region, 
colonization began in 1769 and resulted in the establishment of Missions San 
Fernando and San Gabriel.  Because of Euro–American-introduced diseases and 
the harsh effects of mission life, the Gabrieliño population and culture were 
greatly diminished.  Following the secularization of the missions, most surviving 
Gabrieliño became wage laborers on the ranchos of Mexican California.   
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Juaneño   

Juaneño social structure and philosophy was similar the other Takic-speaking 
tribes.  However, the Juaneño had more rigid social structure and greater 
population density.  The Juaneño lived in sedentary and autonomous village 
groups, each with specific hunting, collecting, and fishing areas.  Typically, these 
were located in valley bottoms, along streams, or along coastal strands near 
mountain ranges (Bean and Shipek 1978).  Villages were usually in sheltered 
coves or canyons on the sides of slopes near good water supplies.   

Like the Gabrieliño, the Juaneño subsistence relied on both hunting and gathering 
strategy and included large and small land mammals, sea mammals, river and 
ocean fish, and a variety of plant resources.  Near-shore ocean fishing was done 
from canoes with the help of basketry fish traps, dip nets, hooks of bone or shell, 
and harpoons.  Land mammals were hunted by individuals and groups using 
bows and arrows while small mammals were captured with a curved throwing 
stick (Bean and Shipek 1978). 

With the establishment of the Mission San Juan Capistrano in 1776, native 
populations were removed from the coastal areas into the mission environment.  
European diseases immediately spread through the population, and living 
conditions at the mission accelerated a population decline.  Following the 
secularization of the missions, many Juaneños were forced to compete for 
useable land, resulting in revolts and uprisings against Mexican rancheros who 
were using the Indians as serfs.  With the introduction of Anglo-Americans into 
California, Juaneños were displaced from their remaining lands and moved onto 
reservations (Bean and Shipek 1978). 

Historical Context 

Spanish Period 

In 1769, Gaspar de Portola, a Spanish military man and aristocrat, commanded 
an expedition traveling the territory of Alta California with the goal of reaching 
the Port of Monterey.  When members of the expedition first reached the 
boundaries of present-day Orange County, they named the region “The Valley of 
Saint Anne” which would eventually become Santa Ana.  In 1770, the party 
reached the Valley of San Juan Capistrano and set up camp in what was 
described by Father Crespi as a lush valley with many resources (Hoover et al. 
1990).  Following the expedition, Father Junipero Serra established the Mission 
San Juan Capistrano in 1776.  The mission took nine years to construct and was 
consecrated in September 1806.  In 1801, Jose Antonio Yorba, a corporal in 
Portola’s expedition, was awarded pasturage rights to mission lands.  In 1810, the 
King of Spain granted Yorba and his nephew the rancho of eleven leagues.   
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Mexican Period 

During the Spanish period, land was given to veterans of the Spanish army of 
occupation in appreciation for military service (Robinson 1948).  Although 
popularly referred to as Spanish ranchos, land grants were made only during the 
Mexican period.  Liberal incentives were offered to persons wishing to raise 
livestock.  In theory, land grants did not exceed 50,000 acres and grantees were 
required to build a permanent home on the land and occupy it, as well as pasture 
cattle nearby (Hampson 1993).  In fact, these guidelines were loose.  Boundaries 
of land grants were laid out without surveyors and often used markers as 
ephemeral as a pile of stones or a cow skull in a bush.  The requirements were 
often not met, and multiple land grants were given to a single individual (Bean 
1968).  More than 500 ranchos existed in California in 1846; all but about 30 had 
their origin in Mexican grants (Robinson 1948).   

The primary economic pursuit of the ranchos was raising cattle.  Rancheros 
(Mexican and Californian ranchers) raised a small, sturdy, long-horned, black 
breed of cattle.  The cattle roamed free range for most of the year, and were 
rounded up in the spring or summer and driven to a specified area near a coastal 
port for slaughter (Bean 1968).  Rancho cattle provided dried beef, tallow, and 
hides.  These products were traded raw; little manufacturing took place at the 
ranchos.  Most ranchos employed workers, sometimes numbering in the 
hundreds, and among these workers were former Mission Indians. 

The United States had vowed to honor Spanish and Mexican land grants when 
California was admitted to statehood in 1850.  A land commission was 
established in San Francisco and land owners were required to prove the validity 
of their land claims.  Lax record-keeping proved to be a significant problem and 
fully one third of the claims were rejected (Hampson 1993).  The process of 
proving legal ownership of the land was time consuming and costly, and many 
rancheros incurred huge debts.  Bankruptcies were common, and many ranchos 
were mortgaged to pay legal bills. 

The decline of the ranchos may be attributed to a number of factors.  Many 
rancheros lost their ranches when California was admitted to statehood and their 
land grants had to meet U.S. specifications.  Other rancheros became 
impoverished by fighting legal battles to keep their ranchos.  Because of their 
legal debts, the prices of beef, hide, and tallow went up, making their products 
less competitive with out-of-state beef products.  Finally, a series of bad years, 
including a flood in 1862 followed by two years of severe drought, brought down 
the cattle industry.  When the climate returned to normal, it was too late.  Nearly 
all the herds were gone, slaughtered for hide and tallow by rancheros trying to 
cut their losses.  Within a short time most ranchos fell into foreclosure and were 
sold at sacrifice prices (Hampson 1993). 

Rancho Las Bolsas 

During the Spanish period, Pedro Fages granted a 156,000- acre stretch of land to 
Manuel Nieto in 1784 (OCCGS 1998).  In 1834, after Mexico had taken over 
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California, the Mexican governor, Jose Figueroa, gave this acreage, the Rancho 
Las Bolsas, to Catarina Ruiz.  During a public land auction in the 1850s, Abel 
Stearns purchased the land and formed the Stearns Ranch Company (Orange 
County Historical Society 2004). Eventually, Stearns sold Rancho Las Bolsas to 
developers from Los Angeles and San Bernardino Counties who would, in turn, 
sell off portions to eager settlers.  Eventually, the City of Westminster would be 
one of the developments on this rancho.   

American Period 

After the signing of the Treaty of Guadalupe Hidalgo in 1848, California became 
the 31st state to join the Union, in 1850.  Disillusioned Gold Rush miners, 
unsuccessful in their attempts for expedited fortune, began to venture out of the 
foothills and into the valleys to try their hands at raising livestock and farming.  
Although most southern California rancheros refused to partition their lands out 
to the new arrivals, the drought of 1862–1863 decimated the cattle industry and 
the government acquired control of the lands (Rawls and Bean 1993).  
Immediately, the State began to sell off sections of the land to European ranchers 
and farmers.  Sheep had proved a heartier stock during the drought, and a number 
of large successful ranching enterprises engaged in sheep ranching at this time, 
including the Irvine Ranch.  Founded by James Irvine, the ranch produced the 
first commercial planting of oranges in 1886.  During the growth of Orange 
County’s ranches and farms, Anaheim, established in 1857 by a group of German 
settlers from San Francisco, was the pioneer town (Hoover et al. 1990).  Initially, 
supplies came to Anaheim through the Port of San Pedro until the colonists 
established the Anaheim Lighter Company and developed a port closer to the 
colony.  This port served the Santa Ana Valley until the opening of the Southern 
Pacific Railroad in 1875.  Other settlements soon followed, including Tustin, 
Fullerton, Orange, Newport Beach, and Huntington Beach.  

In the 1880s, Orange County was still considered a part of the greater Los 
Angeles area.  Residents, frustrated with conducting commerce at such great 
distances, began a movement to establish a new county.  In 1889, the State 
Legislature approved the formation of the new county of Orange, with the county 
seat located in Santa Ana.  At the time of the formation of the new county, only 
three cities, Anaheim, Santa Ana, and Orange, were incorporated (Kao 2002).  
By the turn of the twentieth century, urban growth was infringing upon 
agriculture in southern California.  William Mulholland had brought water to Los 
Angeles via the aqueduct in 1913, which allowed for explosive growth in both 
agricultural enterprises and population in Los Angeles and the Santa Ana River 
Valley.  In 1906, the first Red Car line was completed, extending from a split in 
the Long Beach line and continuing through Seal Beach and Huntington Beach to 
its terminus at Balboa Peninsula in Newport Beach.  Extension of the Pacific 
Electric into Orange County made speculation, settlement, and travel more 
convenient. 

The introduction of the automobile into southern California eventually led to the 
collapse of the Red Cars.  The construction of freeways had been initiated with 
World War II as a way to transfer goods throughout the country at a rapid pace.  
World War II also initiated the development of several military bases in Orange 
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County, including the Santa Ana Army Air Base and El Toro in Irvine.  After the 
war, men who had been stationed in Orange County brought their families out 
west and initiated an enormous urban sprawl.  Large freeway construction during 
the 1950s and 1960s exacerbated the urban expansion.   

City of Westminster 

The Westminster Township was formed out of the Rancho Los Alamitos and 
included portions of Rancho La Bolsa Chica and Las Bolsas (Wilson 1959).  
Following Anaheim, Westminster was the second colony founded in present-day 
Orange County.  Established in 1870 by the Reverend Lemuel P. Webber, the 
town was named for the famed Westminster Abbey that prescribed the basic 
tenets of the Presbyterian Church (Bollman 1983; Neugebauer 1970).  Entering 
into negotiations with a local land company, Reverend Webber purchased 6,500 
acres and acquired an additional 3,000 acres in 1874 (Bollman 1983).  Reverend 
Webber had devised a town plan that included 160 acres near the center of the 
tract to be set aside for the main plaza.  Surrounding the plaza were farms of 40 
acres that expanded to farms of 160 acres near the edge of the colony. 

The first man to settle in Westminster was John Y. Anderson, who came from 
Anaheim in 1870.  By 1875, 425 colonists had settled in the area and had begun 
to engage in various types of agriculture.  However, low rainfall during the 1870s 
forced most residents to begin to experiment with artesian wells (Bollman 1983).  
By 1879, the county boasted 250 artesian wells, a drug store, hotel, school house, 
three churches, and a nursery (Neugebauer 1970).  Throughout the decades 
beginning in the 1890s and lasting until the 1940s, Westminster remained a rural 
center in southern California.  Dairying and agriculture, including celery, corn, 
squash, and beets, dominated the landscape while population booms transformed 
Los Angeles and the coastal regions.  At the end of World War II in 1946, many 
servicemen who enjoyed the climate remained in California or returned later with 
their families.  Huge housing tracts grew in areas surrounding Westminster, but it 
wasn’t until the end of the decade that developers began turning their attention to 
Westminster (Neugebauer 1970).  Beginning in the 1950s, Westminster 
experienced tremendous urban growth that ultimately overtook the agricultural 
industry and created the suburban landscape that exists today. 
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Appendix C  

Revised Noise Study 

Introduction and Methodology 

Construction activities and traffic are the primary sources of noise associated 
with the implementation of the project.  The project will also involve the 
exposure of new noise-sensitive land uses to noise from traffic and existing 
commercial operations.  

Construction noise impacts have been assessed using an analysis method 
recommended by the U.S. Department of Transportation (FTA 1995) based on 
anticipated construction equipment types and methods of operation. Traffic noise 
from major streets in the plan area was modeled using the Federal Highway 
Administration Traffic Noise Prediction Model (FHWA-RD-77-108) and traffic 
data provided by Linscott Law & Greenspan Engineers.  Site-specific noise 
monitoring was conducted to characterize noise from existing noise sources.  
Existing noise levels and predicted construction and traffic noise levels were then 
used to assess the significance of noise impacts.  Where significant noise impacts 
have been identified, mitigation measures to reduce noise impacts where feasible 
have been identified. 

Sound Terminology  

Sound travels through the air as waves of minute air pressure fluctuations caused 
by some type of vibration.  In general, sound waves travel away from the sound 
source as an expanding spherical surface.  The energy contained in a sound wave 
is consequently spread over an increasing area as it travels away from the source.  
This results in a decrease in loudness at greater distances from the sound source.  
The following terms are commonly used in acoustics. 

Sound 

A vibratory disturbance created by a vibrating object, which, when transmitted 
by pressure waves through a medium such as air, is capable of being detected by 
a receiving mechanism, such as the human ear or a microphone.  
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Noise 

Sound that is loud, unpleasant, unexpected, or otherwise undesirable. 

Decibel  

Sound-level meters measure the pressure fluctuations caused by sound waves.  
Because of the ability of the human ear to respond to a wide dynamic range of 
sound pressure fluctuations, loudness is measured in terms of decibels (dB)  on a 
logarithmic scale.  This results in a scale that measures pressure fluctuations in a 
convenient notation and corresponds to our auditory perception of increasing 
loudness.  dB indicates the squared ratio of sound pressure amplitude to a 
reference sound pressure amplitude.  The reference pressure is 20 micro-pascals. 

A-Weighted Decibels  

Most sounds consist of a broad range of sound frequencies.  Because the human 
ear is not equally sensitive to all frequencies, several frequency-weighting 
schemes have been used to develop composite decibel scales that approximate 
the way the human ear responds to sound levels.  The “A-weighted” decibel scale 
(dBA)  is the most widely used for this purpose.   

Equivalent Sound Level  

Time-varying sound levels are often described in terms of an equivalent constant 
decibel level.  Equivalent sound levels (Leq) are used to develop single-value 
descriptions of average sound exposure over various periods of time.  Such 
average sound exposure values often include additional weighting factors for 
annoyance potential attributable to time of day or other considerations.  The Leq 
data used for these average sound exposure descriptors are generally based on 
A-weighted sound-level measurements. In effect, Leq is the steady-state sound 
level that in a stated period would contain the same acoustical energy as the time-
varying sound that actually occurs during the same period. 

Day-Night Average Sound Level  

Average sound exposure over a 24-hour period is often presented as a day-night 
average sound level (Ldn).  Ldn values are calculated from hourly Leq values, with 
the Leq values for the nighttime period (10:00 p.m.-7:00 a.m.) increased by 10 dB 
to reflect the greater disturbance potential from nighttime noises. 
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Community Noise Equivalent Level  

The community noise equivalent level (CNEL)  is also used to characterize 
average sound levels over a 24-hour period, with weighting factors included for 
evening and nighttime sound levels. Leq values for the evening period (7:00 
p.m.-10:00 p.m.) are increased by 5 dB, while Leq values for the nighttime period 
(10:00 p.m.-7:00 a.m.) are increased by 10 dB.  For given set of sound 
measurements, the CNEL value will usually be about 1 dB higher than the Ldn 
value.  In practice, CNEL and Ldn are often used interchangeably. 

In general, human sound perception is such that a change in sound level of 3 dB 
is just noticeable, a change of 5 dB is clearly noticeable, and a change of 10 dB is 
perceived as doubling or halving sound level. 

Percentile-Exceeded, Maximum, and Minimum Sound 
Level  

The sound level exceeded during a given percentage of a measurement period is 
the percentile-exceeded sound level (Lx).   Examples include L10, L50, and L90.  
L10 is the A-weighted sound level that is exceeded 10% of the measurement 
period, L50 is the level exceeded 50% of the period, and so on.  L50 is the median 
sound level measured during the measurement period. L90, the sound level 
exceeded 90% of the time, excludes high localized sound levels produced by 
nearby sources such as single car passages or bird chirps.  L90 is often used to 
represent the background sound level.  L50 is also used to provide a less 
conservative assessment of the background sound level, while L10 generally 
represents the highest sound levels at a given location. 

The maximum sound level (Lmax) and the minimum sound level (Lmin) are the 
maximum and minimum sound levels respectively, measured during the 
measurement period. When a sound meter is set to the “slow” response setting as 
is typical for most community noise measurements, the Lmax and Lmin values 
are the maximum and minimum levels measured over a one second period. 

Maximum and Minimum Sound Levels  

The maximum or minimum sound level (Lmax and Lmin) measured during a 
measurement period. 

Ambient Sound  

Ambient sound is the all-encompassing sound associated with a given 
community site, usually being a composite of sounds from many sources, near 
and far, with no particular sound being dominant. 
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Equivalencies between Various Sound Descriptors   

The Ldn value at a site calculated from a set of measurements taken over a given 
24-hour period will be slightly lower than the CNEL value calculated over the 
same period.  Except in situations where unusually high evening sound levels 
occur, the CNEL value will be within 1.5 dB of the Ldn value for the same set of 
sound measurements. 

The relationship between peak hourly Leq values and associated Ldn values 
depends on the distribution of traffic over the entire day.  There is no precise way 
to convert a peak hourly Leq value to an Ldn value.  However, in urban areas near 
heavy traffic, the peak hourly Leq value is typically 2-4 dB lower than the daily 
Ldn value.  In less heavily developed areas, the peak hourly Leq is often equal to 
the daily Ldn value.  For rural areas with little nighttime traffic, the peak hourly 
Leq value will often be 3-4 dB greater than the daily Ldn value.  

Working with Decibel Values  

The nature of the decibel scale is such that the individual sound levels for 
different sound sources cannot be added directly to give the combined sound 
level of these sources.  Two sound sources producing equal sound levels at a 
given location will produce a composite sound level that is 3 dB greater than 
either sound alone.  When two sound sources differ by 10 dB, the composite 
sound level will be only 0.4 dB greater than the louder source alone.  

Most people have difficulty distinguishing the louder of two sound sources if 
they differ by less than 1.5-2.0 dB.  Research into the human perception of 
changes in sound level indicates the following: 

 a 3-dB change is just perceptible, 

 a 5-dB change is clearly perceptible, and 

 a 10-dB change is perceived as being twice or half as loud.  

A doubling or halving of acoustic energy will change the resulting sound level by 
3 dB, which corresponds to a change that is just perceptible.  In practice, this 
means that a doubling of traffic volume on a roadway, doubling the number of 
people in a stadium, or doubling the number of wind turbines in a wind farm will, 
as a general rule, only result in a 3-dB, or just perceptible, increase in noise. 

Outdoor Sound Propagation  

There are a number of factors that affect how sound propagates outdoors.  These 
factors (Hoover and Keith (1996)), are summarized below. 



City of Westminster  Appendix C. Revised Noise Study 

Case #2003-78 Moran Senior Condominiums  July 2004 
Recirculated IS/Proposed MND 04-01 C-5 J&S04007 

Distance Attenuation  

As a general rule, sound from localized or point sound sources spreads out as it 
travels away from the source and the sound level drops at a rate of 6 dB per 
doubling of distance.  If the sound source is long in one dimension, such as 
traffic on a highway or a long train, the sound source is considered to be a line 
source.  As a general rule, the sound level from a line source will drop off at a 
rate of 3 dB per doubling of distance.  If the intervening ground between the line 
source and the receptor is acoustically “soft” (e.g., ground vegetation, scattered 
trees, clumps of bushes), an attenuation rate of 4.5 dB per doubling of distance is 
generally used.   

Attenuation from Barriers  

Any solid structure such as a berm, wall, or building that blocks the line of sight 
between a source and receiver serves as a sound barrier and will result in 
additional sound attenuation.   The amount of additional attenuation is a function 
of the difference between the length of the sound path over the barrier and the 
length of the direct line of sight path.  Thus, the sound attenuation of a barrier 
between a source and a receiver that are very far apart will be much less than the 
attenuation that would result if either the source or the receiver is very close to 
the barrier.     

Molecular Absorption  

Air absorbs sound energy as a function of the temperature, humidity of the air, 
and frequency of the sound.  Additional sound attenuation on the order of 1 to 2 
dB per 1,000 feet can occur. 

Anomalous Excess Attenuation  

Large-scale effects of wind speed, wind direction, and thermal gradients in the air 
can cause large differences in sound transmission over large distances.  These 
effects when combined result in anomalous excess attenuation, which can be 
applied to long-term sound-level estimates.  Additional sound attenuation on the 
order of about 1 dB per 1,000 feet can occur. 

Other Atmospheric Effects  

Short-term atmospheric effects relating to wind and temperature gradients can 
cause bending of sound waves and can influence changes in sound levels at large 
distances.  These effects can either increase or decrease sound levels depending 
on the orientation of the source and receptor and the nature of the wind and 
temperature gradient.  Because these effects are normally short-term, it is 
generally not practical to include them in sound propagation calculations.  
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Understanding these effects, however, can help explain variations that occur 
between calculated and measured sound levels.     

Guidelines for Interpreting Sound Levels  

Various federal, state, and local agencies have developed guidelines for 
evaluating land use compatibility under different sound-level ranges.  The 
following is a summary of federal and state guidelines. 

Federal Agency Guidelines  

The federal Noise Control Act of 1972 (Public Law 92-574) established a 
requirement that all federal agencies administer their programs to promote an 
environment free of noise that jeopardizes public health or welfare.  The U.S. 
Environmental Protection Agency (EPA) was given the responsibility for: 

 providing information to the public regarding identifiable effects of noise on 
public health or welfare,  

 publishing information on the levels of environmental noise that will protect 
the public health and welfare with an adequate margin of safety,  

 coordinating federal research and activities related to noise control, and  

 establishing federal noise emission standards for selected products 
distributed in interstate commerce. 

The federal Noise Control Act also directed that all federal agencies comply with 
applicable federal, state, interstate, and local noise control regulations.   

Although EPA was given major public information and federal agency 
coordination roles, each federal agency retains authority to adopt noise 
regulations pertaining to agency programs.  EPA can require other federal 
agencies to justify their noise regulations in terms of the federal Noise Control 
Act policy requirements.  The Occupational Safety and Health Administration 
retains primary authority for setting workplace noise exposure standards.  The 
Federal Aviation Administration retains primary jurisdiction over aircraft noise 
standards, and the Federal Highway Administration (FHWA)  retains primary 
jurisdiction over highway noise standards. 

In 1974, in response to the requirements of the federal Noise Control Act, EPA 
identified indoor and outdoor noise limits to protect public health and welfare 
(communication disruption, sleep disturbance, and hearing damage).  Outdoor 
Ldn limits of 55 dB and indoor Ldn limits of 45 dB are identified as desirable to 
protect against speech interference and sleep disturbance for residential, 
educational, and healthcare areas.  Sound-level criteria to protect against hearing 
damage in commercial and industrial areas are identified as 24-hour Leq values of 
70 dB (both outdoors and indoors). 
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The FHWA has adopted criteria for evaluating noise impacts associated with 
federally funded highway projects and for determining whether these impacts are 
sufficient to justify funding noise mitigation actions (23 CFR 772).  The FHWA 
noise abatement criteria are based on peak hourly Leq sound levels, not Ldn or 
24-hour Leq values.  The peak 1-hour Leq criteria for residential, educational, and 
healthcare facilities are 67 dB outdoors and 52 dB indoors.  The peak 1-hour Leq 
criterion for commercial and industrial areas is 72 dB (outdoors). 

The U.S. Department of Housing and Urban Development has established 
guidelines for evaluating noise impacts on residential projects seeking financial 
support under various grant programs (44 FR 135:40860-40866, January 23, 
1979).  Sites are generally considered acceptable for residential use if they are 
exposed to outdoor Ldn values of 65 dB or less.  Sites are considered “normally 
unacceptable” if they are exposed to outdoor Ldn values of 65-75 dB.  Sites are 
considered unacceptable if they are exposed to outdoor Ldn values above 75 dB. 

State Agency Guidelines  

In 1987, the California Department of Health Services published guidelines for 
the noise elements of local general plans.  These guidelines include a sound 
level/land use compatibility chart that categorizes various outdoor Ldn ranges into 
up to four compatibility categories (normally acceptable, conditionally 
acceptable, normally unacceptable, and clearly unacceptable) by land use.  For 
many land uses, the chart shows overlapping Ldn ranges for two or more 
compatibility categories. 

The noise element guidelines chart identifies the normally acceptable range for 
low-density residential uses as less than 60 dB and the conditionally acceptable 
range as 55-70 dB.  The normally acceptable range for high-density residential 
uses is identified as Ldn values below 65 dB, and the conditionally acceptable 
range is identified as 60-70 dB.  For educational and medical facilities, Ldn values 
below 70 dB are considered normally acceptable and Ldn values of 60-70 dB are 
considered conditionally acceptable.  For office and commercial land uses, Ldn 
values below 70 dB are considered normally acceptable and Ldn values of 
67.5-77.5 are categorized as conditionally acceptable. 

These overlapping Ldn ranges are intended to indicate that local conditions 
(existing sound levels and community attitudes toward dominant sound sources) 
should be considered in evaluating land use compatibility at specific locations.   

The California Department of Housing and Community Development has 
adopted noise insulation performance standards for new hotels, motels, and 
dwellings other than detached single-family structures (24 CCR T25-28).  These 
standards require that “interior CNELs with windows closed, attributable to 
exterior sources, shall not exceed an annual CNEL of 45 dB in any habitable 
room.” 

The California Department of Transportation uses the FHWA criteria as the basis 
for evaluating noise impacts from highway projects. 



City of Westminster  Appendix C. Revised Noise Study 

Case #2003-78 Moran Senior Condominiums  July 2004 
Recirculated IS/Proposed MND 04-01 C-8 J&S04007 

Existing Conditions 

The existing noise environment in the project area is dominated by noise from 
vehicular traffic traveling on Moran Street and Bishop Place and vehicular traffic 
on surrounding roadways in the project vicinity.  Auto shop operations located 
directly west of the project site across Moran Street are also a source of noise.  

Short term noise monitoring was conducted in the project area on February 5, 
2004 to characterize existing weekday noise conditions and on February 7, 2004 
to characterize weekend noise conditions. Table 1 summarizes short-term noise 
monitoring conducted at the project site.  Noise monitoring was conducted at 
three locations in the project area.  Position #1 was located at the approximate 
midpoint of the project site on Moran Street about 30 feet from the roadway 
centerline.   Position #2 was located along the east side of the project site. 
Position #3 was located at the approximate midpoint of the project site on Bishop 
Place about 30 feet from the roadway centerline.  Figure 1 shows the noise 
monitoring location.  
 

Table 1. Summary of Noise Monitoring 

Position Date 
Start 
Time 

Duration 
(minutes) 

Sound 
Level 
(dBA) 

L10 

(dBA)

L90 

(dBA) Lmax Sources 
1 2/05/2004 1:45 10 64.4 63.4 51.9 87.6 Traffic noise, tow truck, 

sander, people talking 
1 2/07/2004 3:15 10 57.3 60.4 47.8 72.7 Traffic noise, birds 

chirping, auto service 
noise (drill), car stereo, 
car doors, people 
talking 

2 2/05/2004 2:00 10 53.8 55.2 47.4 69.6 Traffic noise, car alarm, 
people taking 

2 2/07/2004 3:00 10 49.8 52.0 46.5 60.0 Traffic noise, car alarm 
3 2/05/2004 2:35 10 60.3 64.4 50.7 703 Traffic noise 
3 2/07/2004 3:45 10 61.5 64.2 49.4 77.7 Traffic noise  

 

Long term noise monitoring was also conducted in the project area between 
February 5, 2004 February 9, 2003 to quantify existing 24-noise conditions on 
the project site. The long-term monitoring position was located near the short-
term Position #2.  Figure 2 summarizes 24-hour noise monitoring conducted at 
the project site.   

Traffic noise from major streets in the project area was modeled using the 
Federal Highway Administration Traffic Noise Prediction Model (FHWA-RD-
77-108) and traffic data provided by the project traffic engineer.  Table 2 
summarizes traffic noise modeling results for existing conditions in terms of Ldn.   

 

 



 

#1 #2

#3 

Figure 1.
Noise Monitoring Locations



Figure 2.  Long-Term Noise Monitoring
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Table 2. Summary of Traffic Modeling for Existing Conditions 

Distance to Contour (Feet) 

Roadway From 

Sound Level at 
100 Feet from 
Centerline (Ldn) 70 Ldn 65 Ldn 60 Ldn

Bolsa Ave. West of Magnolia Street 67 58.9 127.0 273.6 
 Magnolia St. to Cultrual Ct. 67 65.5 141.0 303.8 
 Cultrual Ct. to Moran St 68 69.8 150.4 324.1 
 Moran St. to Bushnard St. 68 75.4 162.4 349.9 
 Bushard St. to Brookhurst St. 69 80.0 172.4 371.5 
 East of Brookhurst St. 68 77.2 166.3 358.4 
Bishop Place West of Magnolia Street 57 12.8 27.6 59.5 
 Magnolia St. to Moran St. 61 23.9 51.4 110.8 
 Moran St. to Bushnard St 59 NA 42.9 92.3 
 East of Bushnard St. 56 NA 26.1 56.2 
Magnolia St. North of Bolsa Ave 68 68.2 146.9 316.4 
 Bolsa Ave  to Bishop Place 67 61.1 131.7 283.8 
 South of Bishop Pl. 66 57.1 123.1 265.1 
Cultrual Ct. North of Bolsa Ave 57 NA 31.2 67.3 
 South of Bolsa Ave 54 NA 19.3 41.7 
Moran St. North of Bolsa Ave 56 NA 23.7 51.0 
 Bolsa Ave  to Bishop Place 57 NA 29.8 64.3 
Bushard St. North of Bolsa Ave 62 31.3 67.5 145.4 
 Bolsa Ave to Bishop Place 60 20.7 44.5 95.9 
 South of Bishop Pl. 59 NA 41.1 88.5 
Brookhurst St. North of Bolsa Ave 67 63.1 136.0 293.1 
 South of Bolsa Ave 66 58.3 125.6 270.6 
 
NA- Contour is within roadway.  
 
Note: Where barriers are located between the roadway and adjacent residences, the predicted sound level would be 
approximately 5 dB less, and the distance to the contour would be approximately half the distance indicated 

 

Existing Noise-Sensitive Land Uses 

The city’s general plan noise element states that noise-sensitive land uses are 
those uses where any noise could be greatly disruptive without effective noise 
control. It further states that these are uses where a quiet outdoor environment is 
important to health and quality of life. The city considers residential uses to be 
noise sensitive.  

Noise-sensitive land uses in the project area that could be affected by the project 
include Bolsa Verde Estates Mobile Home Park located to the east of the project 
site.  A six-foot high block wall is located between the project site and the mobile 
home park. Single-family residential are located to the south of the project site 
along Coronet Avenue. The backyards of these residences face Bishop Place. A 
six-foot high block wall is located between these residences and Bishop Place.   

Case #2003-78 Moran Senior Condominiums  July 2004 
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Noise Standards 

State of California Noise Insulation Standards 

Article 4 of the California Administrative Code (California Noise Insulation 
Standards, Title 25, Chapter 1) requires noise insulation in new hotels, motels, 
apartment houses, and dwellings (other than single family detached housing) or 
provide an annual average noise level of no more than 45 dBA CNEL. When 
such structures are located within a 60 dBA CNEL (or greater) noise contour, an 
acoustical analysis is required to assure that interior levels do not exceed the 45 
dBA CNEL annual threshold. 

City of Westminster Noise Ordinance 

The City’s noise ordinance establishes regulatory noise standards for the City. 
Based on the land use type, the City designates all areas within the city as either 
Noise Zone 1 or Noise Zone 2. Exterior noise standards are shown in Table 3.  
Exceedance of noise standards is based on the duration of the intrusive noise 
above these standards.  

Table 3. City of Westminster Noise Element Exterior and Interior Noise Level Standards  

Noise Zone Noise Level (dBA) Time Period 
Exterior   

Zone 1 55 7:00 a.m.–10:00 p.m. 
 50 10:00 p.m.–7:00 a.m. 
Zone 2 60 7:00 a.m.–10:00 p.m. 

 55 10:00 p.m.–7:00 a.m. 
Interior   

Zone 1 55 7:00 a.m.–10:00 p.m. 
 45 10:00 p.m.–7:00 a.m. 
Zone 2 60 7:00 a.m.–10:00 p.m. 

 50 10:00 p.m.–7:00 a.m. 
 

For exterior noise, it is unlawful to create any noise, when measured on any other 
residential property, by the following: 

 the exterior noise standards in Table 3 for a cumulative period of more than 
30 minutes in any hour; or 

 the exterior noise standards in Table 3 plus 5 dBA for a cumulative period of 
more than 15 minutes in any hour; or 

 the exterior noise standards in Table 3 plus 10 dBA for a cumulative period 
of more than five minutes in any hour; or 

 the exterior noise standards in Table 3 plus 15 dBA for a cumulative period 
of more than one minute in any hour; or 

 the exterior noise standards in Table 3 plus 20 dBA for any period of time. 
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In the event the ambient noise level exceeds any of the first four noise limit 
categories above, the cumulative period applicable to categories one through four 
shall be increased to reflect the ambient noise level. In the event the ambient 
noise level exceeds the fifth noise limit category, the maximum allowable noise 
level under the fifth category shall be increased to reflect the maximum ambient 
noise level. 

For interior noise, it is unlawful to create any noise, when measured within the 
boundaries of the City, by the following: 

 the interior noise standards in Table 3 for a cumulative period of more than 
five minutes in any hour; or 

 the interior noise standards in Table 3 plus 5 dBA for a cumulative period of 
more than one minute in any hour; or 

 the interior noise standards in Table 3 plus 10 for any period of time. 

In the event the ambient noise level exceeds any of the first two noise limit 
categories above, the cumulative period applicable to categories one and two 
shall be increased to reflect the ambient noise level. In the event the ambient 
noise level exceeds the third noise limit category, the maximum allowable noise 
level under the third category shall be increased to reflect the maximum ambient 
noise level. 

Construction activities are exempted from the City’s noise ordinance, provided 
that construction activities occur only between the hours of 7:00 a.m. and 8:00 
p.m., Monday through Saturday.  Construction activities may not occur on 
Sundays or federal holidays.  Construction activities that occur outside of these 
hours are subject to the City’s noise ordinance. 

City of Westminster Noise Element 

The City of Westminster has established land use compatibility guidelines in its 
Noise Element to protect sensitive land uses from excessive noise generators. 
These City’s guidelines are presented in Figure 3.  For residential land uses, the 
City has established a noise compatibility guideline of 60 dBA, Ldn/CNEL. 

The City’s Noise Element further identifies noise from short-term construction 
and industrial and commercial land uses as being stationary sources of noise.  
The City seeks to reduce and avoid noise impacts from stationary sources in 
policies VB2-1 through VB2-5.  Below is a brief summary of the city’s stationary 
noise policies. 

 Policy VB2-1: Control excessive noise from stationary sources by requiring 
acoustical studies and construction mitigation plan for new projects in 
compliance with City’s Noise Ordinance. 

 Policy VB2-2: Required a construction-related noise mitigation plan for 
projects adjacent to developed/occupied noise sensitive land uses. The plan 
shall be submitted to the City for review and approvals prior to issuing a 
grading permit. The plan shall show the location of construction equipment 



Figure 3.  City of Westminster Land Use Compatibility Guidelines 
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Agriculture  

 
 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
Normally Acceptable Specified land use is satisfactory, based upon the assumption that any buildings involved are of normal 

conventional construction, without any special noise insulation requirements. 
 
 

 
Conditionally Acceptable New construction or development should be undertaken only after a detailed analysis of the noise 

reduction requirements is made and needed noise insulation features are included in the design.  
Conventional construction, but with closed windows and fresh air supply systems or air conditioning 
will normally suffice.  

 
 
Normally Unacceptable New construction or development should generally be discouraged.  If new construction or 

development does proceed, a detailed analysis of the noise reduction requirements must be made and 
needed noise insulation features included in the design.  

 
 
Clearly Unacceptable New construction or development generally should not be undertaken. 
 

Source: City of Westminster Planning Division  1966 
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and hoe noise from this equipment will be mitigated by such methods as: 
Temporary noise attenuation barriers, Preferential location of equipment, and 
use of current technology and noise suppression equipment. 

 Policy VB2-3: Address noise impacts during environmental review for 
discretionary projects to ensure City Noise Ordinance for standards are met.  

 Policy VB2-4  Set hourly noise level performance standard in the City Noise 
Ordinance standards for stationary sources such as industrial, recreational, 
and construction activities as well as mechanical and electrical equipment, 
and other locally regulated noise sources. In Addition to other issues, the 
Noise Ordinance shall include the following: 

 Policy VB2-4a. Require all projects (new construction or additions) to meet 
the City Noise Ordinance standards as condition of building permit approval; 
and 

 Policy VB2-4b. Enforce the State Insulation Standards (California 
Administrative Code, Title 24) and Chapter 35 of the Uniform building Code 
(UBC). Title 24 requires that an acoustical analysis be prepared for all new 
developments of mutil-family dwelling, condominiums, hotels, and motels 
proposed for areas within the 60 db Ldn (or CNEL) contour of a major noise 
source. The analysis shall document that an acceptable interior noise level of 
45 db Ldn (or CNEL) or below will achieve with the windows and doors 
closed. UBC Chapter 35 requires that common wall and floor/ceiling 
assemblies within the standards for the transmission of airborne sound and 
structure-borne impact noise. 

 Policy VB 2-5: The City shall employ procedure to ensure that requirements 
impose pursuant to the finding of an acoustical analysis are implemented as 
part of the project review, building permit, and construction monitoring 
process.  

Vibration Guidelines  

Dynamic construction equipment, such as a pile driver, can create seismic waves 
that radiate along the surface of the earth and downward into the earth.  These 
surface waves can be felt as ground vibration.  Ground vibration can result in 
effects ranging from annoyance of people to damage of structures.  Varying 
geology and distance will result in different vibration levels containing different 
frequencies and displacements.  In all cases, vibration amplitudes will decrease 
with increasing distance from the vibration source. 

As seismic waves travel outward from a source, they excite the particles of rock 
and soil through which they pass and cause them to oscillate.  The actual distance 
that these particles move is usually only a few 10 thousandths to a few 
thousandths of an inch.  The rate or velocity (in inches per second) at which these 
particles move is the commonly accepted descriptor of the vibration amplitude, 
referred to as the peak particle velocity (ppv). 

The City has not adopted standards relating to groundborne vibration.  The 
potential for annoyance and physical damage to buildings from vibration are the 
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primary issues associated with groundborne vibration.  Table 4 shows the human 
response to continuous groundborne vibration.  

Table 4.  Human Response to Continuous Vibration from Traffic 

PPV (in/sec) Human Response 
0.4–0.6 Unpleasant 
0.2 Annoying 
0.1 Begins to annoy 
0.08 Readily perceptible 
0.006–0.019 Threshold of perception 
Source: Whiffen 1971 

 

Table 5 shows damage thresholds for vibration generated by construction 
activities.  

Table 5.  Maximum Vibration Levels for Preventing Damage 

Type of Situation Limiting Velocity (PPV in in/sec) 
Historic sites or other critical locations 0.1 
Residential buildings, plastered walls 0.2 to 0.3 
Residential buildings in good repair with gypsum board walls 0.4 to 0.5 
Engineered structures, without plaster 1 to 1.5 

Source: AASHTO 1990. 
 

Exposure of Existing Residences to Construction 
Noise 

Noise from construction activities includes noise from grading, excavation, and 
facility construction.  

A detailed inventory of construction equipment that will be used for the proposed 
project was not available; therefore, this noise analysis is based on anticipated 
construction equipment that will be used during grading and construction 
activities.   

Table 6 presents a list of noise generation levels for various types of equipment 
typically used on various construction projects.  The list, compiled by the Federal 
Transit Administration (1995), was used in this analysis to estimate construction 
noise. A reasonable worst-case assumption is that the three loudest pieces of 
equipment for each phase would operate simultaneously and continuously over at 
least a 1-hour period for a combined source noise level.    

Case #2003-78 Moran Senior Condominiums  July 2004 
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Table 6.  Construction Equipment Noise Emission Levels 

Equipment Typical Noise Level (dBA) 
50 ft from Source 

Air compressor 81 
Backhoe 80 
Concrete mixer 85 
Concrete pump 82 
Concrete vibrator 76 
Bulldozer 85 
Excavator/shovel 82 
Generator 81 
Grader 85 
Loader 85 
Paver 89 
Scraper 89 
Truck 88 
Source: Federal Transit Administration 1995. 

 

Based on the noise levels, Table 7 calculates estimated sound levels from 
construction activities as a function of distance assuming simultaneous operation 
of a scraper, bulldozer, and truck for a combined source level of 93 dBA at 50 
feet.  The calculation in Table 7 is based on an attenuation rate of 6 dB per 
doubling of distance.  Additional attenuation from ground absorption is ignored 
because of the area is generally hardscape.   

Table 7.  Construction Noise and Estimated Construction Noise in the Vicinity of an Active Construction 
Site 

Entered Data:      
Construction Condition: Site leveling    
Source 1: Bull Dozer - Sound level (dBA) at 50 feet =  85 
Source 2: Truck - Sound level (dBA) at 50 feet =  88 
Source 3: Scraper – Sound level (dBA) at 50 feet =  89 
Average Height of Sources - Hs (ft) =   10 
Average Height of Receiver - Hr (ft.) =    5 
Ground Type (soft or hard) =   Hard 
Calculated Data:      
All Sources Combined  - Sound level (dBA) at 50 feet =  92 
Effective Height (Hs+Hr)/2 =   7.5 
Ground factor (G) =     0.00 
      

Case #2003-78 Moran Senior Condominiums  July 2004 
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Distance Between Source 
and Receiver (ft.) 

Geometric 
Attenuation (dB) 

Ground Effect 
Attenuation  (dB) Calculated Sound Level (dBA) 

      
50  0 0  92 

100  -6 0  86 
200  -12 0  80 
300  -16 0  77 
400  -18 0  74 
500  -20 0  72 
600  -22 0  71 
700  -23 0  69 
800  -24 0  68 
900  -25 0  67 

1000  -26 0  66 
1200  -28 0  65 
1400  -29 0  63 
1600  -30 0  62 
1800  -31 0  61 
2000  -32 0  60 

Calculations based on FTA 1995.    
This calculation does not include the effects, if any, of local shielding  
which may reduce sound levels further.    
 

Residences along the west side of the Bolsa Verde Estates Mobile Home Park are 
the closest residences to project site. Construction noise within 50 feet of 
equipment may be as high as 92 dBA. A six-foot wall separates the mobile home 
park from the project site that would reduce construction noise by approximately 
5 dB where the wall block obstructs the line of sight from the noise source to the 
receptor.  Construction noise would be temporary and would occur over a 
relatively short period of time. Construction noise is exempt from the noise 
ordinance between 7:00 a.m. and 8:00 p.m., Monday through Saturday.  
Construction conducted outside these hours could violate the City’s noise 
ordinance standards, and result in significant noise impacts.  Implementation of 
Mitigation Measures MM-1, MM-2, and MM-3 will reduce this impact to a less-
than-significant level. 

Exposure of Existing Residences to Construction 
Noise Pile Driving Activities 

It is currently unknown if pile driving would occur during construction of the 
project.  However, because there is a potential for pile driving, noise impacts 
from such activities are discussed.  If required, the type of pile driving would 
depend on soil conditions.  A vibratory pile driver is used in soft soil conditions 
and an impact hammer is used in hard soil conditions. 

Noise levels produced by pile driving are listed in Tables 8 and 9.  

Case #2003-78 Moran Senior Condominiums  July 2004 
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Table 8.  Estimated Construction Noise from Impact Pile Driving 

Construction Condition: Impact Pile Driving  
Source: Impact Pile Driving—Sound level (dBA) at 50 feet = 101 
Average Height of Sources—Hs (ft) =  10 
Average Height of Receiver—Hr (ft.) =   5 
Ground Type (soft or hard) =  soft 
Calculated Data:     
All Sources Combined—Sound level (dBA) at 50 feet = 101 
Effective Height (Hs+Hr)/2 =  7.5 
Ground factor (G) =    0.62 
   
Distance Between 
Source and Receiver 
(ft.) 

Geometric 
Attenuation 
(dB) 

Ground Effect 
Attenuation  (dB) 

Calculated Sound 
Level (dBA) 

50  0 0  101 
100  -6 -2  93 
200  -12 -4  85 
325  -16 -5  80 
400  -18 -6  77 
500  -20 -6  75 
600  -22 -7  73 
700  -23 -7  71 
800  -24 -7  69 
900  -25 -8  68 
1000  -26 -8  67 
1200  -28 -9  65 
1400  -29 -9  63 
1600  -30 -9  62 
1800  -31 -10  60 
2000  -32 -10  59 
2500  -34 -10  57 
3000  -36 -11  54 
Calculations based on FTA 1995.   
Note: This calculation does not include the effects, if any, of local shielding  
from walls, topography or other barriers which may reduce sound levels further.  

 

Case #2003-78 Moran Senior Condominiums  July 2004 
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Table 9.  Estimated Construction Noise from Vibratory Pile Driving 

Construction Condition: Vibratory Pile Driving  
Source: Pile Driving—Sound level (dBA) at 50 feet =  96 
Average Height of Sources—Hs (ft) =   10 
Average Height of Receiver—Hr (ft.) =    5 
Ground Type (soft or hard) =   soft 
Calculated Data:      
All Sources Combined—Sound level (dBA) at 50 feet =  96 
Effective Height (Hs+Hr)/2 =   7.5 
Ground factor (G) =     0.62 
      
Distance Between 
Source and Receiver 
(ft.) 

Geometric 
Attenuation 
(dB) 

Ground Effect 
Attenuation  (dB) 

Calculated Sound 
Level (dBA) 

50  0 0  96 
100  -6 -2  88 
200  -12 -4  80 
300  -16 -5  76 
400  -18 -6  72 
500  -20 -6  70 
600  -22 -7  68 
700  -23 -7  66 
750  -24 -7  65 
900  -25 -8  63 
1000  -26 -8  62 
1200  -28 -9  60 
1400  -29 -9  58 
1600  -30 -9  57 
1800  -31 -10  55 
2000  -32 -10  54 
2500  -34 -10  52 
3000  -36 -11  49 
Calculations based on FTA 1995.   
Note: This calculation does not include the effects, if any, of local shielding  
from walls, topography or other barriers which may reduce sound levels further.  
 

Table 8 calculates the estimated sound level from impact pile driving as a 
function of distance and assumes a source level of 101 dBA at 50 feet.  Table 9 
calculates the estimated sound level from vibratory pile driving as a function of 
distance and assumes a source level of 96 dBA at 50 feet.  Point-source 
attenuation of 6 dB per doubling of distance and 1.7 dB per 1,000 feet (molecular 
absorption and anomalous excess attenuation) is also assumed (Hoover 1996).  
Residences along the west side of the Bolsa Verde Estates Mobile Home Park are 
the closest residences to the project site.  As stated above, a 6-foot wall separates 
the mobile home park from the project site that would reduce construction noise 
by approximately 5 dB where the wall block obstructs the line of sight from the 
noise source to the receptor.  Construction noise would be temporary and would 
occur over a relatively short period of time.  Construction noise is exempt from 
the noise ordinance between 7:00 a.m. and 8:00 p.m., Monday through Saturday.  
Construction conducted outside these hours could violate the City’s noise 

Case #2003-78 Moran Senior Condominiums  July 2004 
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ordinance standards and result in significant noise impacts.  Implementation of 
the following mitigation measures will reduce this impact to a less-than-
significant level. 

Mitigation Measures 

MM-1.  Limit hours of construction to avoid noise conflicts in local 
jurisdictions.  Construction activities shall only occur between the hours of 7:00 
a.m. and 8:00 p.m., Monday through Saturday. This measure shall be made a 
condition of the construction contract and shall be enforced by the appropriate 
local jurisdictions. 

MM-2.  Comply with City Policies VB2-1 and VB2-2.  To comply with City 
Policies VB2-1 and VB2-2, a construction mitigation plan shall be implemented, 
consisting of, but not limited to the following: 

 Locate equipment as far from noise-sensitive receptors as practicable. 

 All stationary noise-generating equipment, such as pumps and 
generators, will be located as far as possible from nearby noise-sensitive 
receptors, as practicable.  Where practicable, noise-generating equipment 
will be shielded from nearby noise-sensitive receptors by noise-
attenuating buffers such as structures or haul truck trailers.  Stationary 
noise sources located less than 300 feet from noise-sensitive receptors 
will be equipped with noise-reducing engine housings.  Portable acoustic 
barriers will be placed around noise-generating equipment located within 
200 feet of residences. Water tanks and equipment storage, staging, and 
wamup areas will be located as far from noise-sensitive receptors as 
possible. 

 Use sound-control devices on combustion powered equipment.  

 All construction equipment powered by gasoline or diesel engines will be 
required to have sound-control devices at least as effective as those 
originally provided by the manufacturer. All equipment will be operated 
and maintained to minimize noise generation.  No equipment will be 
permitted to have an unmuffled exhaust. 

 Shield/shroud any impact tools.   

 Any impact tools used during demolition of existing infrastructure will 
be shrouded or shielded. 

 Shut off machinery when not in use.   

 Mobile noise-generating equipment and machinery will be shut off when 
not in use. 

 Use shortest traveling routes, when practicable.   

 Construction vehicles accessing the site will be required to use the 
shortest possible route to and from local freeways, provided the routes do 
not expose additional receptors to noise. 
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 Disseminate essential information to residences and implement a 
complaint response/tracking program.   

Residences within 500 feet of the construction area will be notified of the 
construction schedule in writing, prior to construction.  The project proponent 
and the construction contractor will designate a noise disturbance coordinator 
who will be responsible for responding to complaints regarding construction 
noise.  The coordinator will determine the cause of the complaint and will ensure 
that reasonable measures are implemented to correct the problem.  A contact 
telephone number for the noise disturbance coordinator will be conspicuously 
posted construction site fences and will be included in the written notification of 
the construction schedule sent to nearby residents. 

MM-3.  Implementation of additional mitigation measures, as needed and/or 
required.  Throughout the construction period, the contractor will implement 
additional noise mitigation measures at the request of the city required to comply 
with City noise ordinance standards.  Additional measures may include changing 
the location of stationary noise-generating equipment, shutting off idling 
equipment, rescheduling construction activity, installing acoustic barriers around 
stationary sources of construction noise, using alternative equipment or 
construction methods that produce less noise, and other site-specific measures as 
appropriate. 

Exposure of Existing Residence to Traffic Noise 

Traffic noise was modeled using the Federal Highway Administration Traffic 
Noise Prediction Model (FHWA-RD-77-108).  Predicted traffic noise levels in 
the project area under existing, design-year baseline, and design-year with project 
conditions are summarized in Table 10.  Table 10 also compares predicted traffic 
noise levels.  To assess the significance of traffic noise impacts on the 
surrounding noise-sensitive land uses, the City’s threshold of 60 dBA, Ldn for 
residential land uses is used along with the change in traffic noise predicted to 
result from project implementation.  

The project will not change traffic noise conditions in the project area. This 
impact is therefore considered to be less than significant.  No mitigation is 
required. 

Exposure of Proposed Residence to Noise 

The traffic noise model results in Table 10 indicate that traffic noise will exceed 
60 Ldn within about 65 feet of Moran Street and 95 feet of Bishop Place. 
Because primary outdoor activity areas will be available beyond this distance the 
exposure of the project site to exterior traffic noise is considered to be less than 
significant.  

Residential building structures would be approximately 35 feet from the 
centerline of Moran Street and approximately 65 feet from the Bishop Place 



Table 10.  (Revised) Westminster Traffic Noise Model
Ldn @ 100 feet  Distance (ft.) to Ldn Noise Contour (2005 Plus Project)

Roadway From: To: Existing
2005 Future 
No Project

2005 Plus 
project

2005  Future 
Plus Project
vs Existing

2005 Plus 
Project vs
2005 No  
Project

70 Ldn 65 Ldn 60 Ldn
Bolsa Ave West of Magnolia Street 67 67 67 0 0 60 129 278

Magnolia St. Cultrual Ct. 67 67 67 0 0 67 143 309
Cultrual Ct. Moran St. 68 68 68 0 0 71 153 330
Moran St. Bushard St. 68 68 68 0 0 77 165 356
Bushard St. Brookhurst St. 69 69 69 0 0 81 175 378
East of Brookhurst St. 68 68 68 0 0 78 169 364

Bishop Place West of Magnolia Street 57 57 57 0 0 13 28 61
Magnolia St. Moran St. 61 61 61 0 0 25 54 116
Moran St. Bushard St. 59 60 60 1 0 20 44 95
East of Bushnard St. 56 56 56 0 0 12 27 58

Magnolia St. North of Bolsa Ave 68 68 68 0 0 70 150 324
Bolsa Ave Bishop Place 67 67 67 0 0 63 135 290
South of Bishop Pl. 66 66 67 1 1 59 126 272

Cultrual Ct. North of Bolsa Ave 57 57 57 0 0 15 32 68
South of Bolsa Ave 54 54 54 0 0 9 20 42

Moran St. North of Bolsa Ave 56 56 56 0 0 11 24 52
Bolsa Ave Bishop Place 57 57 57 0 0 14 31 67

Bushard St. North of Bolsa Ave 62 63 63 1 0 32 68 148
Bolsa Ave Bishop Place 60 61 61 1 0 25 54 117
South of Bishop Pl. 59 59 59 0 0 19 42 90

Brookhurst St. North of Bolsa Ave 67 67 67 0 0 64 138 297
South of Bolsa Ave 66 67 67 1 0 59 127 275

Segments adjacent to project site outlined. 

Differences
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centerline.  The traffic noise modeling results in Table 10 indicate that the 
building facades facing Moran Street would be exposed to traffic noise of about 
65 Ldn and facades facing Bishop Place would be exposed to traffic noise of 
about 44 Ldn.  Standard building construction will typically provide 15 to 20 dB 
of exterior-to-interior noise reduction with window closed.  This indicates that 
interior noise levels could exceed the state interior noise standard of 45 Ldn. 

Measurements on the project site at Position #1 indicate that 63 dBA is exceed 
10% of the time during the day and that short-term maximum sound levels can be 
as high as 88 dBA from traffic and activity at commercial facilities across Moran 
Street.  This indicates that residences could be exposed to interior noise in excess 
of the City’s interior noise standard of 55 dBA during the day and 45 dBA at 
night.   

Because interior noise levels could exceed state and city interior noise standards 
this impact is considered to be significant. Implementation of MM-4 would 
reduce this impact to a less-than-significant level.  

Mitigation Measure 

MM-4.  Design Residential Units to Comply with the Requirements of 
California Administrative Code Noise Insulation Standards.  The project 
applicant shall retain a qualified acoustical consultant to design treatments for the 
residential units such that interior noise levels comply with the requirements of 
Article 4 of the California Administrative Code (California Noise Insulation 
Standards, Title 25, Chapter 1) so that interior noise levels do not exceed 45 Ldn.  
The design shall meet the City interior noise standard of 55 dBA between the 
hours 7:00 a.m. and 10:00 p.m. and 45 dBA between the hour of 10:00 p.m. and 
7:00 a.m. Treatments may include but are not limited to installing acoustically 
rated windows and avoiding sound transmission paths through vents or other 
openings in the building shell. If require that windows be closed, forced fresh air 
ventilation shall be required.   

The project applicant’s acoustical consultant shall prepare a report detailing the 
acoustical treatments to be applied to the building for compliance with the 
interior noise standards. The report shall be reviewed and approved by the City 
prior to issuance of the building permit.  

Exposure of Noise Sensitive Uses and Structures to 
Groundborne Vibration From Pile Driving Activity  

As described above, pile driving activities could potentially occur during 
construction of the project.  Table 11 presents vibration source levels generated 
from typical impact sand vibratory pile driver activity.  The table was based on 
FTA methodology (FTA 1995) and was used in this analysis to estimate vibration 
from construction activities. 
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Table 11.  Vibration Source Levels from Typical Impact and Vibratory Pile Driving  

Vibration Level at Receptor PPV (in/sec) 
Distance to Receptor (feet) Impact Pile Driver Vibratory Pile Driver 
25 0.644 0.170 
50 0.228 0.060 
60 0.180 0.046 
100 0.081 0.021 
150 0.044 0.016 
200 0.028 0.008 
250 0.020 0.005 
300 0.015 0.004 

 

The results indicate that impact pile driving may exceed a peak particle velocity 
of 0.2 inches per second at buildings located within approximately 60 feet.  
Because the closest sensitive receptor is approximately 60 feet east of the 
potential pile driving activity location, the vibration impact would be significant.  
Implementation of Mitigation Measure MM-5 would reduce this impact to a less-
than-significant level.  

Mitigation Measure 

MM-5.  Limit Vibration From Pile Driving to 0.20 Inches Per Second at 
Adjacent Structures.  If pile driving is required, the project applicant shall 
retain a qualified vibration consultant to identify pile driving equipment and 
methods necessary to limit ground vibration from pile driving to 0.20 inches per 
second at the nearest structures.  Use of a vibratory driver rather than an impact 
driver, or limiting the minimum distance between impact drivers and structures 
are methods than can be used to limit vibration.   

Temporary Ambient Noise 

Noise impacts associated with project construction will result in temporary or 
periodic increases in ambient noise levels.  However, construction-related 
increases in noise are anticipated to be short-term, due to the temporary nature of 
construction.  In addition, implementation of Mitigation Measures 1 through 3 is 
expected to reduce construction noise to acceptable levels.  It should be noted 
that employment of all feasible noise attenuation devices and techniques may be 
capable of reducing noise levels for stationary equipment to some degree, but 
trucks and other mobile equipment cannot be surrounded by noise barriers at all 
locations.  However, construction noise associated with hauling of material is 
periodic in nature, and would be restricted to daytime hours, similar in nature to 
existing vehicle noise, and all construction activity would be in accordance with 
standard noise control measures.  With implementation of Mitigation Measures 1 
through 3, construction noise impacts would be reduced to levels considered to 
be less-than-significant. 
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TRAFFIC IMPACT STUDY 
WESTMINSTER SENIOR HOUSING 

Westminster, California 
 

INTRODUCTION 
 
This Traffic Impact Study addresses the potential traffic impacts and circulation needs associated 
with the proposed Westminster Senior Housing project. The project site is located on the northeast 
quadrant of Bishop Place and Moran Street in the City of Westminster, California. The project site is 
currently vacant with curb, gutter, and sidewalk only along the Bishop Place frontage. The proposed 
Westminster Senior Housing project consists of an 80-unit senior housing development for sale to 
the 55 and older population. In addition, the project includes 160 resident/guest parking spaces and 
131 retail paid parking spaces within two levels below the building. 
 
The traffic analysis focuses on evaluating the potential traffic impacts of the proposed project on 
the streets and intersections in the vicinity of the project site.  This traffic report is intended to 
satisfy the traffic impact requirements of the City of Westminster and be consistent with the 
current Congestion Management Program (CMP) for Orange County.  The Scope of Work for 
this study was developed in coordination with City staff. The project site has been visited and an 
inventory of adjacent area roadways and intersections was performed.  Existing traffic 
information has been researched and supplemented with manual peak period turning movement 
counts.  The peak period traffic counts were conducted at eight locations in support of detailed 
intersection capacity analyses.  Information concerning cumulative projects (planned and/or 
approved) in the vicinity of the project has been researched.  Based on our research, there is one 
approved project within the project study area, to be completed in 2005. 
  
This traffic report analyzes existing (2004) and future peak hour traffic conditions for the project 
completion Year 2005 at eight (8) key area intersections.  The key intersections, listed below, were 
selected for evaluation based on requirements of the City of Westminster. 

 
1. Magnolia Street @ Bolsa Avenue (signalized) 
2. Cultural Court/Asian Garden @ Bolsa Avenue (signalized) 
3. Moran Street @ Bolsa Avenue (stop-controlled NB & SB) 
4. Bushard Street @ Bolsa Avenue (signalized) 
5. Brookhurst Street @ Bolsa Avenue (signalized) 
6. Magnolia Street @ Bishop Place (signalized) 
7. Moran Street @ Bishop Place (stop-controlled SB) 
8. Bushard Street @ Bishop Place (signalized) 

 



 
 

 2

 

The Volume-to-Capacity (V/C) characteristics and Level of Service (LOS) investigations for the AM 
and PM peak hour at these eight key intersections were used to evaluate the potential traffic-related 
impacts associated with the anticipated area growth and development the proposed Westminster 
Senior Housing project. 
 
PROJECT DESCRIPTION AND LOCATION 
 
The project site is a rectangular-shaped 2.37-acre parcel of land located in the northeast quadrant of 
Bishop Place and Moran Street in the City of Westminster, California. Exhibit 1 presents a Vicinity 
Map, which illustrates the general location of the project and depicts the surrounding street system.  
 
Exhibit 2 presents the conceptual site plan for the project, prepared by Architects Orange.  As 
shown, the proposed project will involve the development of four two-story buildings with a total of 
80 dwelling units and a clubhouse with 87 parking spaces. The 80 units will include 51 two-bedroom 
952 square-foot (SF) units and 29 one-bedroom 740 SF units. Project access to the site will be 
provided via one full-movement driveway on Bishop Place and two full-movement driveways on 
Moran Street.  
 
EXISTING CIRCULATION SYSTEM 
 
The principal local network of streets serving the project includes Bishop Place, Moran Street, and 
Bolsa Avenue.  The following discussion provides a brief synopsis of these key area streets.  The 
descriptions are based on an inventory of existing roadway conditions. 
 
Bishop Place is a two-lane, undivided Residential Collector roadway oriented in the east-west 
direction along the south project frontage. Parking is permitted along both sides of this roadway, 
within the vicinity of the project. The speed limit on Bishop Place is 25 miles per hour (mph). 
 
Moran Street is a two-lane, undivided Residential Collector roadway oriented in the north-south 
direction along the west project frontage. Parking is permitted primarily along the east side of 
this roadway and the west side of Moran is primarily auto repair and retail uses with multiple 
driveways, within the vicinity of the project. The speed limit on Moran Street is 25 mph. 
 
Bolsa Avenue is a major arterial roadway oriented in the east-west direction.  In the vicinity of the 
project, Bolsa Avenue is a six-lane divided major arterial, providing three travel lanes in each 
direction.  The eastbound and westbound travel lanes are separated by a striped median.  This east-
west arterial is designated as a Major Arterial on the County of Orange MPAH. Parking is not 
permitted along either side of this roadway.  The posted speed limit on Bolsa Avenue within the 
vicinity of the project is 40 mph. 
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Exhibit 3 presents an inventory of the existing roadway conditions for the arterials and intersections 
evaluated in this report.  This exhibit identifies the number of travel lanes for key arterials, as well as 
intersection configurations and controls for the key area intersections neighboring the project site.  
 
EXISTING AREA TRAFFIC VOLUMES 
 
Existing AM and PM peak hour traffic volumes for the eight study intersections evaluated in this 
report were obtained from manual morning and evening peak hour turning movement counts, 
conducted by City Traffic Counters in January, 2004 during the Chinese New Year.  Exhibits 4 and 
5 depict the existing AM and PM peak hour traffic volumes at the eight key intersections evaluated 
in this report, respectively.  Appendix A contains the detailed manual turning movement count 
sheets for the eight key study intersections.  
 
EXISTING INTERSECTION CONDITIONS 
 
Level of Service Method of Analysis 
 
HCM Method of Analysis (Unsignalized Intersections) 
 
In conformance with the City of Westminster requirements, existing AM and PM peak hour 
operating conditions for the eight key intersections were evaluated using the Highway Capacity 
Methodology (HCM) for unsignalized intersections. This methodology estimates the average total 
delay for each of the subject movements and determines the level of service for each movement. The 
overall average delay measured in seconds per vehicle, and level of service is then calculated for the 
entire intersection.  
 
The HCM delay value translates to a Level of Service (LOS) estimate, which is a relative measure of 
the intersection performance.  The six qualitative categories of Level of Service have been defined 
along with the corresponding HCM delay value range, as shown in Table 1. Based on City criteria 
for unsignalized intersections, LOS D, which is an overall intersection delay of 35.0 seconds/vehicle 
or less, is the minimum acceptable intersection service level.  
 
ICU Method of Analysis (Signalized Intersections) 
 
Per the Orange County CMP requirements, the ICU calculations use a lane capacity of 1,700 
vehicles per hour (vph) for left-turn, through, and right-turn lanes, and a dual left-turn capacity of 
3,400 vph.  A clearance adjustment (lost time) factor of 5% (0.05) was added to each Level of 
Service calculation. The ICU value translates to a Level of Service (LOS) estimate, which is a 
relative measure of the intersection performance.  The eight qualitative categories of Level of 
Service have been defined along with the corresponding ICU value range, as shown in Table 2. 
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TABLE 1 

 
LEVEL OF SERVICE CRITERIA FOR UNSIGNALIZED INTERSECTIONS 

Westminster Senior Housing, Westminster 
 

Level of 
Service (LOS) 

Highway Capacity Manual 
Delay Value (sec/veh) 

 
Level of Service Description 

A < 10.0 Little or no delay 
B > 10.0 and < 15.0 Short traffic delays 
C > 15.0 and < 25.0 Average traffic delays 
D > 25.0 and < 35.0 Long traffic delays 
E > 35.0 and < 50.0 Very long traffic delays 
F > 50.0 Severe congestion 

 
 

TABLE 2 
 

LEVEL OF SERVICE CRITERIA FOR SIGNALIZED INTERSECTIONS 
Westminster Senior Housing, Westminster 

 
Level of 

Service (LOS) 
Intersection Capacity 

Utilization Value (V/C) 
 
Level of Service Description 

A 0.00 - 0.60 Free Flow 
B 0.61 - 0.70 Rural Design 
C 0.71 - 0.80 Urban Design 
D 0.81 - 0.90 Maximum Urban Design 
E 0.91 - 1.00 Capacity 
F ≥ 1.01 Forced Flow 

 
 
 
The ICU value is the sum of the critical volume to capacity ratios at an intersection; it is not intended 
to be indicative of the LOS of each of the individual turning movements.   According to City of 
Westminster criteria, LOS D is the minimum acceptable condition that should be maintained during 
the peak commute hours. 
 
Appendix B presents the HCM/LOS and ICU/LOS calculations at each of the eight (8) key 
intersections for the AM peak hour and PM peak hour. 
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Existing Level of Service Results 
 
Table 3 summarizes the existing peak hour service level calculations for the eight study 
intersections based on existing traffic volumes and current street geometry.  Review of Table 3 
indicates that the study intersection of Brookhurst Street at Bolsa Avenue currently operates at 
adverse levels of service (LOS) F during the PM peak hour. The remaining seven key intersections 
currently operate at LOS D or better during the AM and PM peak hours. Please note that the traffic 
counts were conducted during the Chinese New Year celebration period and may overstate the 
typical weekday LOS at these study intersections. 

 
TABLE 3 

 
EXISTING PEAK HOUR LEVELS OF SERVICE SUMMARY1 

Westminster Senior Housing, Westminster 
 

Key Intersections 
Time 

Period 
 

City/Jurisdiction 
Control 

Type 
ICU/ 

Delay (sec/veh) LOS 

1. Magnolia Street at 
Bolsa Avenue 

AM 
PM 

City of 
Westminster 

6∅ Traffic 
Signal 

0.587 
0.798 

A 
C 

2. Cultural Ct./Asian 
Garden at Bolsa Ave. 

AM 
PM 

City of 
Westminster 

5∅ Traffic 
Signal 

0.365 
0.491 

A 
A 

3. Moran Street at  
Bolsa Avenue 

AM 
PM 

City of 
Westminster 

2-Way 
Stop 

3.2 s/v 
5.6 s/v 

A 
A 

4. Bushard Street at 
Bolsa Avenue 

AM 
PM 

City of 
Westminster 

8∅ Traffic 
Signal 

0.577 
0.844 

A 
D 

5. Brookhurst Street at 
Bolsa Avenue 

AM 
PM 

City of 
Westminster 

8∅ Traffic 
Signal 

0.785 
1.084 

C 
F 

6. Magnolia Street at 
Bishop Place 

AM 
PM 

City of 
Westminster 

5∅ Traffic 
Signal 

0.414 
0.580 

A 
A 

7. Moran Street at 
Bishop Place 

AM 
PM 

City of 
Westminster 

1-Way 
Stop 

2.6 s/v 
5.8 s/v 

A 
A 

8. Bushard Street at 
Bishop Place 

AM 
PM 

City of 
Westminster 

2∅ Traffic 
Signal 

0.550 
0.318 

A 
A 

 

                                                 
1 Bold HCM/LOS values indicate adverse service levels based on City of Westminster LOS standards.  
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TRAFFIC FORECASTING METHODOLOGY 
 
In order to estimate the traffic impact characteristics of the proposed development project, a 
multi-step process has been utilized.  The first step is traffic generation, which estimates the total 
arriving and departing traffic on a peak hour and daily basis.  The traffic generation potential is 
forecast by applying the appropriate vehicle trip generation equations or rates to the project 
development tabulation. 
 
The second step of the forecasting process is traffic distribution, which identifies the origins and 
destinations of inbound and outbound project traffic.  These origins and destinations are typically 
based on demographics and existing/expected future travel patterns in the study area. 
 
The third step is traffic assignment, which involves the allocation of project traffic to study area 
streets and intersections.  Traffic assignment is typically based on minimization of travel time, which 
may or may not involve the shortest route, depending on prevailing operating conditions and travel 
speeds. Traffic distribution patterns are indicated by general percentage orientation, while traffic 
assignment allocates specific volume forecasts to individual roadway links and intersection turning 
movements throughout the study area.  
 
With the forecasting process complete and project traffic assignments developed, the impact of the 
project is isolated by comparing operational (LOS) conditions at selected key intersections using 
expected future traffic volumes with and without forecast project traffic.  The need for site-specific 
and/or cumulative local area traffic improvements can then be evaluated. 
 
PROJECT TRAFFIC CHARACTERISTICS 
 
Project Traffic Generation 
 
Traffic generation is expressed in vehicle trip ends, defined as one-way vehicular movements, either 
entering or exiting the generating land use.  Generation factors and equations used in the traffic 
forecasting procedure are found in the Seventh Edition of Trip Generation, published by the Institute 
of Transportation Engineers (ITE) [Washington D.C., 2003].   
 
Table 4 summarizes the trip generation rates used in forecasting the impact of the proposed 
Westminster Senior Housing project.  Trips generated by the proposed project were estimated using 
ITE Land Use 252 (Senior Adult Housing - Attached) and ITE Land Use 820 (Shopping Center) 
rates.  The commercial/retail square-footage for the project was developed as a function of the 
amount of retail parking spaces and the City parking code for commercial/retail uses. Based on the 
City parking code rate of four parking spaces per 1,000 SF of gross leasable area (GLA) for 
commercial/retail uses, the 131 retail parking spaces can support 32,750 SFGLA of retail use.  
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As shown in Table 4, the proposed project is expected to generate 1,543 daily trips with 40 trips (24 
inbound, 16 outbound) in the AM peak hour and 66 trips (33 inbound, 33 outbound) in the PM peak 
hour.  
 

TABLE 4 
 

PROJECT TRAFFIC GENERATION FORECAST2 
Westminster Senior Housing, Westminster 

 
AM Peak Hour PM Peak Hour ITE Land Use Code / 

Project Description 
Daily 

2-Way In Out Total In Out Total 

Trip Generation Rates:        
• 252: Senior Adult Housing - Attached 

(TE/Occupied DU) 3.48 0.04 0.04 0.08 0.07 0.04 0.11

• 820: Shopping Center3 (TE/1,000 SF) 42.94 0.63 0.40 1.03 1.80 1.95 3.75

Trip Generation Forecast:  
• Westminster Senior Housing (80 DU) 278 3 3 6 6 3 9
• Commercial Retail (32,750 SF) 

Pass-by4 
Subtotal 

1,406
  -141
1,265

21 
   -0 

21

13 
   -0 

13

34
   -0

34

59 
 -32 

27 

64 
 -34 

30

123
 -66

57
Trip Generation Forecast  1,543 24 16 40 33 33 66
 
Note: 

• TE/Occupied DU = Trip ends per occupied dwelling unit 
 

Project Traffic Distribution and Assignment 
 
The traffic distribution pattern for the proposed project is presented in Exhibit 6.  Project traffic 
volumes, both entering and exiting the site, have been distributed and assigned to the adjacent street 
system based on the following considerations: 1) the site's proximity to major traffic carriers (i.e. 
Bolsa Avenue, Brookhurst Street, and Magnolia Street, etc.); 2) expected localized traffic flow 
patterns based on adjacent street channelization and presence of traffic signals; and 3) ingress/egress 
availability at the project site.  

                                                 
2  Source: Trip Generation, 7th Edition, Institute of Transportation Engineers (ITE), Washington, D.C. (2003). 
3  The trip generation forecasts for shopping center are based on rates as listed above. 
4  A pass-by reduction factor of 10% was used to estimate the pass-by trip reduction for Daily.  The PM Peak Hour pass-by  
 reduction is based on the following equation: 

• PM Peak Hour: Ln(T) = -0.291 Ln(X) + 5.001 
Ln = Natural logarithm, T = Average pass-by trip percentage, X = Area in 1,000 gross square feet of leasable area 

  Source: Trip Generation Handbook, Institute of Transportation Engineers (ITE), Washington, D.C. (1998). 
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The anticipated AM and PM peak hour project traffic volumes associated with the proposed project 
are presented in Exhibits 7 and 8, respectively.  The traffic volume assignments presented in 
Exhibits 7 and 8 reflect the traffic distribution characteristics illustrated in Exhibit 6 and the traffic 
generation forecast presented in Table 4.   
 
BACKGROUND TRAFFIC CONDITIONS 
 
Ambient and Cumulative Projects Traffic 
 
Horizon year background traffic growth estimates have been calculated using ambient growth 
factors.  The ambient growth factor is intended to include unknown and future related projects in the 
study area.  It also accounts for regular growth in traffic volumes due to the development of projects 
outside the study area.  For this traffic analysis, future growth in the traffic volumes at the study 
intersections has been calculated by incorporating a two percent (2%) annual ambient growth rate. 
The application of this growth rate to existing 2004 traffic volumes results in a two percent (2%) 
growth in existing volumes at the eight key intersections to horizon year 2005. 
 
Information concerning cumulative projects (planned and/or approved) in the vicinity of the project 
has been researched at the City of Westminster.  Based on our findings, there is one approved project 
within the project study area, to be completed in Year 2005 listed as follows: 
 

• 13,300 SF two–story office/bank building on the southwest corner of Magnolia Avenue and 
Westminster Boulevard (8990 Westminster Boulevard: Case No. 2003-29) 

 
As Alternative No. 1, which consists of both a bank and office building combined, this proposed 
cumulative project is expected to generate 1,004 daily trips (502 inbound, 502 outbound) with 45 
trips (36 inbound, 9 outbound) in the AM peak hour and 262 trips (85 inbound, 177 outbound) in the 
PM peak hour. 
 
Exhibits 9 and 10 present the AM and PM peak hour background traffic volumes (existing traffic + 
ambient growth traffic + cumulative project traffic) at the eight key intersections for Year 2005, 
respectively. 
 
Exhibits 11 and 12 illustrate the year 2005 forecast AM and PM peak hour traffic volumes, 
respectively, with the inclusion of the trips generated by the proposed Westminster Senior Housing 
project.  
 



TABLE 5 
 

YEAR 2005 PEAK HOUR CAPACITY ANALYSIS SUMMARY5 
Westminster Senior Housing, Westminster 

 
 

  
 
 

Time 

(1) 
Year 2004 
Existing 

Conditions 

(2) 
Year 2005 

Background 
Conditions 

(3) 
Year 2005 

Background 
Plus Project 

(4) 
 

Project Impact/ 
Significance 

 Key Intersections Period ICU/HCS LOS ICU/HCS LOS ICU/HCS LOS ICU/HCS Inc. Y/N 

1. Magnolia Street at 
Bolsa Avenue 

AM 
PM 

0.587 
0.798 

A 
C 

0.598 
0.819 

A 
D 

0.600 
0.822 

A 
D 

0.002 
0.003 

N 
N 

2. Cultural Ct./Asian 
Garden at Bolsa Ave. 

AM 
PM 

0.365 
0.491 

A 
A 

0.371 
0.502 

A 
A 

0.372 
0.503 

A 
A 

0.001 
0.001 

N 
N 

3. Moran Street at  
Bolsa Avenue6 

AM 
PM 

3.2 s/v 
5.6 s/v 

A 
A 

0.443 
0.551 

A 
A 

0.442 
0.550 

A 
A 

-0.001 
-0.001 

N 
N 

4. Bushard Street at  
Bolsa Avenue 

AM 
PM 

0.577 
0.844 

A 
D 

0.588 
0.860 

A 
D 

0.588 
0.863 

A 
D 

0.000 
0.003 

N 
N 

5. Brookhurst Street at  
Bolsa Avenue 

AM 
PM 

0.785 
1.084 

C 
F 

0.799 
1.104 

C 
F 

0.800 
1.106 

C 
F 

0.001 
0.002 

N 
N 

6. Magnolia Street at  
Bishop Place 

AM 
PM 

0.414 
0.580 

A 
A 

0.422 
0.593 

A 
A 

0.425 
0.601 

A 
A 

0.003 
0.008 

N 
N 

7. Moran Street at  
Bishop Place 

AM 
PM 

2.6 s/v 
5.8 s/v 

A 
A 

2.6 s/v 
6.0 s/v 

A 
A 

2.8 s/v 
6.3 s/v 

A 
A 

0.2 s/v 
0.3 s/v 

N 
N 

8. Bushard Street at  
Bishop Place 

AM 
PM 

0.550 
0.318 

A 
A 

0.560 
0.325 

A 
A 

0.563 
0.331 

A 
A 

0.003 
0.006 

N 
N 

Note: 
• s/v = seconds per vehicle (delay)     

                                                 
5 Bold HCM/LOS values indicate adverse service levels based on City of Westminster LOS standards.   
6 The intersection is currently unsignalized (i.e, Moran Street is stop-controlled and Bolsa Avenue is unimpeded).  The intersection will be signalized by June  
 2004 and thus is analyzed as a signalized intersection in Year 2005 Background traffic conditions and thereafter.   
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TRAFFIC IMPACT ANALYSIS METHODOLOGY 
 
Impact Criteria and Thresholds 
 
The relative impact of the added project traffic volumes generated by the Westminster Senior 
Housing project during the AM and PM peak hours was evaluated based on the analysis of the future 
operating conditions at the eight key study intersections, without, then with, the proposed project. 
The previously discussed capacity analysis procedures were utilized to investigate the future volume-
to-capacity relationships and service level characteristics at each study intersection.  The significance 
of the potential impacts of the project at each key intersection was then evaluated using the City’s 
LOS standards and the Orange County CMP traffic impact criteria. 
 
As indicated earlier, the City of Westminster considers LOS D (ICU = 0.805 - 0.904) to be the 
minimum acceptable condition that should be maintained during the peak commute hours. 
Consistent with the Orange County CMP criteria, the City identifies a significant project impact 
when the project traffic demand at a study intersection causes LOS E or F and/or increases the LOS 
by more than 1% of capacity (ICU > 0.010), worsening unacceptable LOS E or F conditions.  
 
Traffic Impact Analysis Scenarios 
 
The following scenarios are those for which LOS calculations have been performed: 
 
1) 2004: Existing Traffic Conditions  
2) 2005: Future Background (Existing plus Growth to horizon year 2005 at 2% per year plus 

Cumulative Projects) 
3) 2005: Future Background Plus the Westminster Senior Housing project  
4) Scenario (3) with Mitigation, if necessary 
 
PEAK HOUR INTERSECTION CAPACITY ANALYSIS 
 
Table 5 summarizes the peak hour Level of Service results at the eight study intersections for the 
Year 2005 horizon year.  The first column (1) of ICU/LOS values in Table 5 presents a summary of 
existing AM/PM peak hour traffic conditions (which were also presented in Table 3).  The second 
column (2) lists future Year 2005 background traffic conditions (ambient growth traffic plus 
cumulative projects traffic) based on existing intersection geometry, but without any traffic 
generated from the proposed project.  The third column (3) presents future forecast traffic conditions 
with the addition of traffic generated by the proposed project development.  The fourth column (4) 
shows the increase in ICU value due to the added peak hour project trips and indicates whether the 
traffic associated with the project will have a significant impact based on significance criteria of the 
City of Westminster. 
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2004 Existing Conditions 
As previously presented in Table 3, review of this table indicates that the study intersection of 
Brookhurst Street at Bolsa Avenue currently operates at adverse levels of service (LOS) F during the 
PM peak hour. The remaining seven key intersections currently operate at LOS D or better during 
the AM and PM peak hours. 
 
Year 2005 Future Background Traffic Condition 
An analysis of future (Year 2005) background traffic conditions indicates that ambient traffic growth 
and cumulative projects traffic will cause the study intersection of Brookhurst Street at Bolsa 
Avenue to continue to operate at an adverse level of service.  The remaining seven key intersections 
will continue to operate at LOS D or better during the AM and PM peak hours. 
 
Year 2005 Background Condition With Project Traffic 
Review of Columns 3 and 4 of Table 5 indicates that the study intersection of Brookhurst Street at 
Bolsa Avenue will continue to operate at an adverse level of service during the PM peak hour with 
the addition of project traffic.  The remaining seven key intersections will continue to operate at LOS 
D or better during the AM and PM peak hours. However, the proposed Westminster Senior Housing 
project will not significantly impact any of the eight key study intersections, when compared to the 
City of Westminster significant traffic impact criteria.  
 
SITE ACCESS AND INTERNAL CIRCULATION EVALUATION 
 
Project Access Opportunities and Constraints 
 
Access to the proposed Westminster Senior Housing project will be provided via three access 
driveways (one full-movement driveway on Bishop Place and two full-movement driveway on 
Moran Street). Based on our evaluation the anticipated operations at the three project driveways, 
project access opportunities will be adequate.  However, in order to provide adequate sight 
distance at the project driveways, it is recommended that the landscaping be maintained to a 
maximum height of 18 inches above the sidewalk elevation within 50 feet of both driveways.    
 
As a result, no additional improvements are required or recommended along Bishop Place and 
Moran Street to improve access opportunities. 
 
Internal Circulation 
 
Based on the anticipated project traffic volumes, the project driveways will be able to 
accommodate ingress and egress traffic without undue congestion.  The proposed throat lengths 
on each of the parking access ramps at each project driveway are sufficient. Further, the on-site 
circulation layout and loading areas of the proposed project, on an overall basis, are adequate.   
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Gate Queuing Evaluation for Retail Parking Area 
 
Based on our queuing evaluation for the proposed gated entry into the retail parking area, it is 
recommended that the gate be located a minimum of 20 feet beyond the back of sidewalk in 
order to accommodate a storage length of one vehicle.  
 
CONGESTION MANAGEMENT PROGRAM (CMP) ANALYSIS 
 
This section presents the Congestion Management Program (CMP) traffic analysis. The analysis is 
consistent with the requirements and procedures outlined in the current Orange County Congestion 
Management Program (CMP).  The CMP requires that a traffic impact analysis be conducted for any 
project generating 2,400 or more daily trips, or 1,600 or more daily trips for projects that directly 
access the CMP Highway System (HS).  Per the CMP guidelines, this number is based on the desire 
to analyze any impacts that will be 3% or more of the existing CMP highway system facilities’ 
capacity.  
 
As noted in the Westminster Senior Housing traffic study, the proposed project is projected to 
generate approximately 1,543 daily trip-ends, and thus does not meet the criteria requiring a CMP 
TIA. Hence, it is concluded that the Westminster Senior Housing project will not have any 
significant traffic impact on the Congestion Management Program Highway System. 
 
PARKING DEMAND ANALYSIS 
 
As presented on the site plan in Exhibit 2, the Westminster Senior Housing project is proposing 
to provide 160 resident/guest parking spaces on site within the two levels of parking below the 
building. The City of Westminster Zoning Code currently does not have a parking standard for 
senior housing developments. Therefore, based on the parking ratio approved by the City for 
other recent senior housing developments, one parking stall per bedroom has been recommended 
by the City, which would require 133 parking spaces (51 x 2 bedrooms plus 29 x 1 bedroom). As 
a result, adequate parking is provided the Westminster Senior Housing project and a parking 
surplus of 27 parking spaces is provided.  
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CONCLUSIONS 
 
• The analysis investigated the relative traffic impacts of the proposed Westminster Senior 

Housing project for a near-term (Year 2005) horizon year at the following study 
intersections: 

 
1. Magnolia Street @ Bolsa Avenue (signalized) 
2. Cultural Court/Asian Garden @ Bolsa Avenue (signalized) 
3. Moran Street @ Bolsa Avenue (stop-controlled NB & SB) 
4. Bushard Street @ Bolsa Avenue (signalized) 
5. Brookhurst Street @ Bolsa Avenue (signalized) 
6. Magnolia Street @ Bishop Place (signalized) 
7. Moran Street @ Bishop Place (stop-controlled SB) 
8. Bushard Street @ Bishop Place (signalized) 

 
• The proposed project is forecast to generate 1,534 new daily trips, 40 new trips during the AM 

peak hour and 66 new trips during the PM peak hour.   
 
• Based on existing traffic counts, current intersection geometrics, ambient traffic growth, 

cumulative projects traffic and anticipated project traffic volumes, the Westminster Senior 
Housing project will not have a significant impact on any of the eight key study intersections, 
when compared to the City of Westminster significant traffic impact criteria. 

 
• Access to the proposed Westminster Senior Housing project will be provided via three access 

driveways. Based on our evaluation the anticipated operations at the three project driveways, 
project access opportunities will be adequate.  However, in order to provide adequate sight 
distance at the project driveways, it is recommended that the landscaping be maintained to a 
maximum height of 18 inches above the sidewalk elevation within 50 feet of both driveways. 

 
• Based on the anticipated project traffic volumes, the project driveways will be able to 

accommodate ingress and egress traffic without undue congestion.  The proposed throat lengths 
at each project driveway are sufficient and the on-site circulation layout as well as the loading 
areas of the proposed project, on an overall basis, are adequate 

 
• Based on our evaluation of the Orange County Congestion Management Program (CMP) 

requirements, it is concluded that the Westminster Senior Housing project will not have any 
significant traffic impact on the Congestion Management Program Highway System. 

   
• Based on the parking ratio approved by the City for other recent senior housing 

developments, which requires 133 parking spaces, the 160 proposed resident/guest parking 
spaces are adequate to support the Westminster Senior Housing project with a parking 
surplus of 27 parking spaces. 



 

Memorandum  
 

Date: 
 
August 6, 2004 

 
To: 

 
Jake Q. Ngo, Associate Civil Engineer/Engineering Division 

 
From: 

 
Alice Houseworth, Project Manager 

 
Subject: 

 
City of Westminster – Moran Senior Condominium – Alternative Design, Revised 
Traffic Analysis 

 

This memo presents the traffic impact analysis for increasing the Moran Senior Condominium 
Project retail paid parking spaces.  Please review the analysis as soon as possible and let me 
know if you have any revisions or concerns. 

The original Moran/Bishop Senior Housing Complex Project (February 2004) proposed 80 
senior apartment units with 87 residential parking spaces. A Traffic Impact Analysis Report 
(February 2004) was  produced for that project.  The revised Moran/Bishop Senior Housing 
Complex (renamed Moran Senior Condominium Project) (June 2004) proposed 80 senior 
condominium units with 160 residential/guest parking spaces and 131 retail paid parking spaces. 
The Updated Traffic Impact Analysis Report (June 2004) was produced for that project.  The 
project applicant has proposed a potential Alternative Development Scenario for the revised 
project.  This alternative proposes moving 16 condominium units on Level 1 to Level 4, to allow 
for the provision of approximately 80 or more additional parking stalls to be used by retail 
customers and employees of the shops located in the nearby Asian Garden Mall.    

The analysis in this memo shows that the Alternative Development Scenario (August 2004) 
would not have a significant impact at any of the study intersections and would not exceed the 
minimum evaluation threshold for the Congestion Management Program (CMP) Highway 
System. 

The CMP guidelines require a traffic impact analysis when a project generates 2,400 or more 
daily trips, or 1,600 or more daily trips for projects that directly access the CMP highway 
System. Based on the Moran Senior Condominium Project generating 1,543 daily trips, the 
Alternative Development Scenario could generate an additional 851 daily trips and remain below 
the 2,400 threshold.  This equates to 88 additional retail parking spaces (219 total retail parking 
spaces). 

Table 1 shows the Alternative Development Scenario trip generation for 80 senior housing units 
with 160 residential/guest parking spaces and 219 retail paid parking spaces. With the additional 
parking spaces, the Alternative Development Scenario will generate 2,394 daily trips with 62 

 



trips (37 inbound, 25 outbound) in the AM Peak Hour and 119 trips (59 inbound, 60 outbound) 
in the PM Peak Hour.  

Table 1.   Project Generation Trips1 – 219 Retail Parking Spaces 

AM Peak Hour PM Peak Hour ITE Land Use Code / 

Project Description 

Daily 

2-Way In Out Total In Out Total 

Trip Generation Rates:        

• 252: Senior Adult Housing - 
Attached (TE/Occupied DU2) 3.48 0.04 0.04 0.08 0.07 0.04 0.11 

• 820: Shopping Center3 
(TE/1,000 SF) 42.94 0.63 0.40 1.03 1.80 1.95 3.75 

Trip Generation Forecast:        

• Westminster Senior Housing (80 
DU) 278 3 3 6 6 3 9 

• Commercial Retail (54,750 SF) 

Pass-by4

Subtotal 

2,351 

  -235 

2,116 

34 

-0 

34 

22 

-0 

22 

56 

-0 

56 

99 

-46 

53 

107 

-50 

57 

206 

-96 

110 

Trip Generation Forecast  2,394 37 25 62 59 60 119 
1 Source: Trip Generation, 7th Edition, Institute of Transportation Engineers (ITE), Washington, D.C. (2003). 
2 TE/Occupied DU = Trip ends per occupied dwelling unit 
3 The trip generation forecasts for shopping center are based on rates as listed above. 
4 A pass-by reduction factor of 10% was used to estimate the pass-by trip reduction for Daily.  The PM Peak Hour 

pass-by reduction is based on the following equation: 
PM Peak Hour: Ln(T) = -0.291 Ln(X) + 5.001 
Ln = Natural logarithm, T = Average pass-by trip percentage, X = Area in 1,000 gross square feet of leasable 
area 
Source: Trip Generation Handbook, Institute of Transportation Engineers (ITE), Washington, D.C. (1998). 

 
As indicated in the Traffic Impact Analysis Report (February 2004) and the Update (June 2004), 
the City of Westminster intersection LOS standard is LOS D (ICU = 0.805 - 0.904) for the peak 
commute hours. The City identifies a significant project impact when the project traffic demand 
at a study intersection causes LOS E or F and/or increases the LOS by more than 1% of capacity 
(ICU > 0.010), worsening unacceptable LOS E or F conditions. 

Table 2 summarizes the capacity analysis at the eight study intersections for the 2005 
background conditions and with a proposed additional 88 retail paid parking spaces.  Under the 
2005 background conditions, most intersections will operate at LOS D or better during the AM 
and PM Peak Hours, except for the intersection of Brookhurst Street and Bolsa Avenue, which 
will operate at an adverse level of service during the PM Peak Hour.  Under the 2005 with 
Alternative Development Scenario, the intersection of Brookhurst Street at Bolsa Avenue will 
continue to operate at an adverse level of service during the PM Peak Hour with the addition of 
project traffic.  The ICU value will decline by 0.4%, which is less then the maximum allowable 

 



value of 1%. The remaining intersections will continue to operate at LOS D or better during the 
AM and PM Peak Hours.  

Table 2.  2005 Peak Hour Capacity Analysis Summary1

  

 

 

Time 

Year 2005 

Background 

Conditions 

Year 2005 

Background 

Plus Project 

(219 Retail Parking Spaces) 

Project Impact/ 

Significance 

Key Intersections Period ICU/HCS LOS ICU/HCS LOS ICU/HCS 
Increase 

Y/N 

1. Magnolia Street at 
Bolsa Avenue 

AM 

PM 

0.598 

0.819 

A 

D 

0.601 

0.824 

A 

D 

0.003 

0.005 

N 

N 

2. Cultural Ct./Asian 
Garden at Bolsa Ave. 

AM 

PM 

0.371 

0.502 

A 

A 

0.373 

0.504 

A 

A 

0.002 

0.002 

N 

N 

3. Moran Street at  
Bolsa Avenue2

AM 

PM 

0.443 

0.551 

A 

A 

0.442 

0.554 

A 

A 

-0.001 

0.003 

N 

N 

4. Bushard Street at  
Bolsa Avenue 

AM 

PM 

0.588 

0.860 

A 

D 

0.589 

0.864 

A 

D 

0.001 

0.004 

N 

N 

5. Brookhurst Street at  
Bolsa Avenue 

AM 

PM 

0.799 

1.104 

C 

F 

0.801 

1.108 

C 

F 

0.002 

0.004 

N 

N 

6. Magnolia Street at  
Bishop Place 

AM 

PM 

0.422 

0.593 

A 

A 

0.427 

0.608 

A 

B 

0.005 

0.015 

N 

N 

7. Moran Street at  
Bishop Place 

AM 

PM 

2.6 s/v3

6.0 s/v 

A 

A 

2.9 s/v 

6.5 s/v 

A 

A 

0.3 s/v 

0.5 s/v 

N 

N 

8. Bushard Street at  
Bishop Place 

AM 

PM 

0.560 

0.325 

A 

A 

0.565 

0.338 

A 

A 

0.005 

0.013 

N 

N 
1 Bold HCM/LOS values indicate adverse service levels based on City of Westminster LOS standards. 
2 The intersection is currently unsignalized (i.e, Moran Street is stop-controlled and Bolsa Avenue is unimpeded).  

The intersection will be signalized by August 2004 and thus is analyzed as a signalized intersection in Year 2005 
Background traffic conditions and thereafter. 

3 s/v = seconds per vehicle (delay) 
 

Based on this analysis, the Alternative Development Scenario could add a maximum of 88 retail 
paid parking spaces.  It would not have a significant impact on the City of Westminster street 
system or require an evaluation under the CMP Highway System guidelines.  
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